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Mr.  Edward  J   Logue 
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RE:   BACK  BAY  AREAS  -  GNRP 

Dear  Mr  Logue: 

In  accordance  with  the  provisions  of  the  contract  entered  into  by  the 
Boston  Redevel opment  Author ity  and  the  undersigned  firm,  we  respect- 
fully submit  our  economic  analysis  of  the  Back  Bay  general  renewal 
area . 

Because  of  the  characteristics  of  the  Back  Bay  area,  the  analysis  focuses 
upon  two  principal  types  of  land  uses  and  the  areas  in  which  they  are  pre- 
dominant.  In  the  area  north  of  Newbury  Street,  the  structures  are   all 
residential  in  their  origin  and  in  their  physical  characteristics,  but 
over  the  past  several  years,  many  have  been  transformed  to  meet  the  needs 
of  institutional  purposes.   In  addition,  there  has  been  a  shift  in  the 
characteristics  of  the  population  of  this  area  which  has  involved 
modifications  in  the  housing  stock. 

The  area  south  of  Newbury  Street,  and  generally  in  the  southeast  section 
of  the  GNRP  area,  is  largely  comparison  retail  and  major  office  in  its 
characteristics.   In  one  sense,  this  part  of  the  GNRP  area  is  an  adjunct 
to  the  Boston  central  business  district  even  though  it  is  physically 
removed  from  the  heart  of  the  retail  core. 

Other  significant  features  in  the  GNRP  area  is  the  Prudential  Center  now 
under  construction,  the  influence  of  Massachusetts  Avenue,  and  the  re- 
sidential transition  area  between  Back  Bay  and  Boston's  South  End.   The 
very  great  diversity  of  land  use  areas  in  the  GNRP  area  suggests  the 
diversity  of  the  problems  which  must  be  solved. 

In  keeping  with  the  concept  of  general  neighborhood  renewal  planning, 
the  report  has  been  prepared  as  an  analysis  and  discussion  of  the  pro- 
blems of  the  area  and  the  general  market  for  cleared  land  which  might 
become  available  under  the  urban  renewal  process.   While  the  report  is 
a  general  guide  to  the  overall  opportunities  for  renewal  action,  certain 
refinements  can  be  expected  in  the  analyses  of  demand  once  more  detail 
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Can  be  obtained  at  the  project  level.   A  major  contribution  of  the  report 
is,  therefore,  the  definition  of  those  areas  where  analysis  in  greater 
detail  will  be  necessary  at  the  project  area. 

The  analysis  points  up  a  number  of  areas  where  policy  decisions  of  some 
magnitude  will  be  required.   These  policy  decisions  will  lead  to  the  de- 
finition of  programs  which  will  in  turn  determine  the  amount  of  clear- 
ance which  will  take  place  in  the  area  and  consequently,  the  amount  and 
characteristics  of  land  which  will  be  made  available  for  disposition. 

To  the  extent  that  land  would  be  made  available  for  new  construction  in 
the  area  north  of  Newbury  Street,  there  should  be  a  ready  market.   This 
market  would  exist  for  non-subsidized  housing  as  well  as  for  housing 
which  might  be  developed  under  one  of  the  government  subsidy  programs. 

In  tne  residential  areas  south  of  Newbury  Street,  which  are  generally 
transition  areas  between  the  Back  Bay  and  the  Fenway  areas  and  Boston's 
South  End,  the  development  of  new  residential  areas  would  undoubtedly 
depend  upon  the  availability  of  a  subsidy  program.   This  area    lacks 
those  natural  amenities  which  would  make  it  attractive  to  capital  in- 
vestment in  non-subsidized  housing. 

A  commercial  retail  establishment  of  the  type  in  the  Back  Bay  GNRP 
serves  a  broad  market  area  and,  therefore,  is  primarily  comparison,  or 
shoppers'  goods  oriented.   Therefore,  there  is  a  general  absence  of  con- 
venience type  retail  facilities  and  of  great  significance,  supermarket 
operations.   This  can  be  attributed  largely  to  the  era    in  which  the 
area  was  completely  built  up  and  a  general  absence  of  site  opportunities 
for  such  development  rather  than  the  absence  of  demand  for  convenience 
facilities.   Therefore,  planning  can  incorporate  well  located  conveni- 
ence facilities  of  moderate  size.   !t  can  be  expected  that  there  will 
be  a  ready  market  for  land  made  available  for  that  purpose. 

Other  commercial  facilities,  such  as  office  buildings,  are  generally 
of  the  end  user  type.   The  Back  Bay  area  has  not  attracted  any  sub- 
stantial amount  of  general  rental  office  space  except  as  surplus 
space  in  buildings  which  have  been  constructed  for  end  users.   Most 
significant  among  the  buildings  in  the  Back  Bay  area  is  the  Prudential 
Building  which  will  house  many  commercial  tenants  in  surplus  space  be- 
yond the  needs  of  the  Prudential  Insurance  Company. 

Since  the  Back  Bay  area  has  not  attracted  general  office  buildings, 
and  in  view  of  activity  elsewhere  in  the  Boston  downtown  area  in- 
cluding the  Government  Center,  the  new  building  at  50  Pearl  Street, 
and  proposals  for  additional  office  space  in  the  downtown  GNRP  area, 
it  is  impossible  to  forecast  a  market  for  land  for  general  purpose 
office  buildings  in  the  Back  Bay  area.   Nevertheless,  it  can  be  ex- 
pected that  over  time  the  area  will  attract  additional  construction 
in  this  category. 
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Parking  is  generally  in  short  supply  in  the  commercial  area  of  the  Back 
Bay  GNRP  area.   However,  because  of  the  land  use  patterns  in  the  area, 
parking  cannot  be  provided  except  through  a  program  which  would  in- 
volve some  demolition.   Therefore,  the  planning  for  the  area  should 
take  into  consideration  not  only  the  demand  which  will  be  generated  by 
new  facilities  but  also  the  manner  in  which  the  overall  demand  for 
parking  will  be  satisfied. 

With  regard  to  the  future  of  the  urban  renewal  process  in  the  Back  Bay 
GNRP  area,  it  can  generally  be  concluded  that  insofar  as  there  are  no 
radical  departures  from  present  land  use  patterns  in  the  area,  land 
will  be  continuously  absorbed  by  new  uses  throughout  the  GNRP  area. 
Within  this  framework,  the  best  program  would  appear  to  be  to  follow 
a  course  of  encouraging  the  continuation  of  present  uses  in  either 
their  present  or  new  forms  and  to  overcome  such  deficiencies  in  aux- 
iliary  space,  such  as  parking,  as  are  needed  to  make  the  area  more 
attractive  as  an  investment  alternative  for  private  capital. 


Very  trul y  yours , 
LARRY  SMiTU_&  COMPANY 


Everett  Steichen 
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SECTION  I 


THE  GNRP  AREA  AND  ITS  NEIGHBORHOOD 


The   Back  Bay  GNRP   area,    shown   on    the   map   opposite,    consists   of   approxi- 
mately  one-half    square  mile   and    is    located   due  west   of   Boston's   central 
business   district    (CBD) .      The   area    is   bounded    to   the   north   by    the   Charles 
River,    to   the   west   by   Massachusetts   Avenue,    to   the   south   by    the    right   of 
way   of    the   New  York,    New  Haven   and   Hartford   Railroad,    and    to   the   east   by 
Arlington   Street.      Many   of    these   boundaries    firmly   separate    the   Back  Bay 
GNRP   area   from  adjoining   neighborhoods.      Located  within    the   area,    but  ex- 
cluded  from   the  GNRP   plan,    is    the   Prudential    Center  which    occupies   ap- 
proximately  31    acres    in    the  area    bounded    to   the   north    by   Boylston   Street, 
to   the   south   by   Huntington  Avenue,    to   the   east   by   Exeter   Street  and    to 
the   west   by   Hereford   Street. 

From  a    number   of    viewpoints,    the   Back  Bay   area    is   a   most   significant 
part   of    the   City   of   Boston.       Its    close-in    location   has    led    to   the   de- 
velopment  of    desirable    residential    neighborhoods,    and    in    terms    of    com- 
mercial   land   use,    Back   Bay    is    second   only    to   the   Boston   Central    Busi- 
ness  District.       In    terms    of   quality    retail    space,    Back   Bay    rivals    or 
exceeds    the   Boston   CBD.      For    these    reasons,    and   despite    the  man-made   or 
natural    barriers   which    separate    the   area    from  adjoining   neighborhoods, 
renewal    activities    in   Back   Bay   will    have  a    bearing   upon   development   op- 
portunities  available   elsewhere    in    the   city.      However,    because   of    the 
area's    strength   as   a    secondary   commercial    center,    commercial    developments 
which   may    take   place    in   other   parts    of    the   city,    outside   of    the   CBD,    are 
not  expected    to  adversely    influence   development   opportunities    in    this 
area.      Similarly,    the   Back   Bay's    residential    neighborhoods   are   of   such 
unique   character    that    they   cannot   be    recreated  at   this    time   anywhere 
else    in   Boston  and    thus    residential    development  activity    in   other   parts 
of    the   city    is    not  expected    to  adversely    influence    residential    redevelop- 
ment  opportunities    in    this   area. 

Traffic   circulation  within    the  GNRP   area   at    the   present    is   a   major   pro- 
blem  since   both   Huntington   and   Commonwealth  Avenues   serve  as   major 
through   arterials    to   the   Boston   CBD.      Additionally,    the   commercial    faci- 
lities   located    in   Back  Bay   attract   substantial    local    traffic   as    do   the 
numerous   dormitories   and   small    institutions    located    in    the    residential 
neighborhoods.      The    resulting   mixture   of    through    traffic   and    local    traf- 
fic and  a    general    lack  of   adequate  and   conveniently    located   parking   faci- 
lities,   result    in   undesirable    traffic   congestion. 
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New  highway   developments,    either   planned   or   under   construction,    are   ex- 
pected   to  substantially   alleviate   many   of    these    traffic   problems.      Also, 
it    is   expected    that  as   a    result   of    rehabilitation    the   characteristics    of 
the   population    residing   north    of   Newbury   Street  will    change   substantially, 
This   new   resident   population   probably   will    create    less    local    traffic    than 
does    the   present   student   population.      While  a    number   of   circulation   pro- 
posals  have   not  yet   been    resolved,    the   Massachusetts   Turnpike  which    is 
presently   under   construction   and  which   will    pass    through    the  GNRP   area 
along    the    right   of   way   of    the   Boston   and  Albany    railroad,    is   expected    to 
result    in   a    decrease  of    through    traffic   on    local    streets.      However,    addi- 
tional   planning    is    required    to   resolve    local    traffic   congestion,    especi- 
ally   in    the   area   south    of   Copley  Square   and   east   of    the   Prudential    Center 
since    local    traffic   undoubtedly   will    increase,    over    time,    as   a    result   of 
the   development   of    office   and   commercial    space    in    the  area.      Of   parti- 
cular  concern    in    this    regard    is    the    location   of    the    interchanges   with    the 
Massachusetts   Turnpike   Extension. 

The   southern   part   of    the  GNRP   area    is   well    served   by   public    transport- 
ation  facilities.      A    total    of    five    rapid    transit   stations    serve    the 
commercial    sections   of   Back  Bay.      Additional    subway   facilities   are   pro- 
posed   to  pass    through    the   area.      No  subway   service    is   provided    in    the 
northern    residential    area   and   bus    service    there    is    very    limited  also. 
Owing    to   the   proximity   of    this    northern  area    to   the   major   employment 
centers,    about   one-third   of    residents   walk   to  work  and  a    large   percent- 
age   travel    by    taxi.      Thus,    the    lack  of    bus    service    in    this   area    is    not 
considered    to  be   a   major   shortcoming. 

Population   Characteristics 

Based   on   figures   provided   by    the   Boston   Redevelopment  Authority,    the 
Back  Bay  GNRP   area   had   a   population   of    slightly   over    18,000  persons 
in    I960.      This   amounts    to  a    decline   of   approximately    14%  from    its    1950 
population    level    of   approximately   20,960,    a   percentage,   decline    identi- 
cal   to   that   experienced   by    the   City   of    Boston   as   a   whole.      While    the 
future   population    level    in    the  GNRP   area   will    be   dependent    to  a   major 
extent   upon    the   changes    in    resident   population   characteristics   which 
may   be    required    in   order    to   implement    the    rehabilitation   program    in 
the   northern   section   of    the  GNRP   area,    it    is   estimated    that  as   a    re- 
sult  of    the   urban    renewal    activity    the   population   should   not   change 
drastically  and    therefore,    for    the   purposes    of    this   analysis    the    i960 
population    level    of    18,000   has   been   used.       It    is,    however,    recognized 
that   on    the   project    level    future   population   estimates   have    to  be    re- 
fined   in    line  with    redevelopment   and    rehabilitation   alternatives. 


Per   capita    incomes    in    the  GNRP   area   are   estimated    to  have   amounted    to 
approximately   $2,730    in    1959-      This    is   substantially   above    the  average 
of    the   City   of   Boston    ($1,81.5)    and    the   Boston   SMSA*    ($2,070).      This    in- 
come   level    is    the    reflection   of    the   generally   high   occupational    skills 
of   area    residents.      Approximately   kk%   of   persons    living    in    the   area   and 
who  are   employed   are   classified  as   professional,    technical,    educational, 
and   kindred  workers.      For    the   city,    these   classifications   comprise  about 
23%   of   a  1 1    people   employed;    in    the   SMSA,    29%   of    those   employed  are    thus 
classified.       Incomes   however  are   not   distributed   uniformly    throughout 
the  area;    the  area    north    of   Newbury   Street    is   generally    the   higher    in- 
come area,    the  area    south    of    the   Prudential    Center    the    lower    income 
area  . 

The   proximity   of    the   Back  Bay   area    to  Boston's   major  employment   centers 
is   expressed    in    the   number   of   people   which   are   able    to  walk   to   their 
place   of   work.      As    indicated    in   Table    I,    approximately   29%,    as   compared 
with    13%  for    the   city   and    11%    in    the   SMSA,    are    able    to  walk    to   their 
places    of   work. 

TABLE    I 


MEANS   OF   TRANSPORTATION   TO   PLACE   OF   EMPLOYMENT 
OF   BOSTON  AREA   RESIDENTS 

Private   Car  Bus,    Subway 

(l  ncl  .    Car   Pool)      or   Elevated  Wa  1  k 


Residents   of   Boston  SMSA 
Residents   of   City  of   Boston 
Residents    of   Back  Bay  GNRP  Area 


55% 

22% 

11% 

35% 

39% 

13% 

a            17% 

26% 

29% 

NOTE:      Percentages   will    not  add    to    100%  as   other  means   of    trans- 
portation  and    residents   working   at   home  are   not    included. 

Land   Uses    in   Back   Bay  GNRP  Area 

The   Back   Bay  GNRP   area   has,    relative    to  other   parts    of    the  City   of 
Boston,    a    very   orderly    land   use   pattern.      Residential    and   commercial 
use  are   of   major   significance;    industrial    use    is   extremely    limited, 
and    some    institutional    uses   are    interspersed    throughout    the   commercial 
and    residential    sections   of    the  area. 

Residential    land   use    is    found   almost  exclusively    in    the   area   north   of 
the  alley   separating   Commonwealth   Avenue  and  Newbury   Street,    and    in 
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an   area    south   and  west   of    the   Prudential    Center.      Characteristic   of    the 
northern    residential    area   are   old    town   houses,    many   of   which   have   been 
converted    to  multiple   units    or    to   institutional    use.      The   conversion   of 
these   houses    to  other   uses    is   one   of    the   major   factors    suggesting    that 
rehabilitation    is   necessary    if    these   neighborhoods   are    to  be  preserved 
both   as    desirable    residential    areas   and  as   historical    landmarks   of    the 
development   of    the   city.      The   southern    residential    area,    along    the    rail- 
road   right   of   way,    is    one   of   much   simpler   architecture   and   houses   a 
lower    income   population.      Numerous    semi-public   and   private    institutions 
are    interspersed    throughout    the    residential    areas.     ') 

Commercial    land   use    is    the   dominant   use    in   the   area    south   of    the  alley 
separating   Commonwealth  A   enue   and   Newbury   Street,    east   of    the   Prudential 
Center,   and  along   Boylston   Street  and   Massachusetts  Avenue.      To   the   east 
of    the   Prudential    Center   are   major   office   buildings    of    large   financial 
institutions,    as   well    as    large    retail    facilities,    entertainment   facili- 
ties  and   hotels.      Newbury   Street    is   Boston's   high   quality   comparison   goods 
strip,   and   convenience    retail    and   service   stores   are   found   primarily   along 
Massachusetts  Avenue,    Huntington  Avenue,    and    interspersed    throughout    this 
commercial    section   of   Back   Bay. 

Industrial    land   use    is   a    very   minor   use.      Some    industrial    space    is    lo- 
cated along    the    railroad    right   of   way  and    the   southern   boundary   of    the 
GNRP   area.      Most   such    space,    including    the   publishing   plant   of    the 
Christian  Science  Monitor,    is    found    in    the   area   south    of   Boylston  and 
west   of   Hereford   Streets.      A   very    limited  amount   of    industrial    space, 
but   nevertheless    indicative   of    the   changes   which   could   be  expected    in 
the   absence   of    rehabilitation,    has    infiltrated    into   the   predominately 
commercial    strip   between   Boylston   and  Newbury   Streets. 

In   summary,    probably   due    to  efforts    to  bar   commercial    uses    in    the    resi- 
dential   areas   north    of   Newbury   Street,    the    land   use   pattern    in   Back   Bay 
is   an   orderly   one   and    the   predominant    land   uses   can   be    readily    identi- 
fied   in   specific   areas.      This    is   unlike   other   sections   of    the   City   of 
Boston   where    land   uses   generally   are   more  mixed. 


1)      For  a    list   of    the    126    identifiable    institutions   see  Appendix    I 
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SECTION    I  I 


GNRP    PLANNING    FOR   THE   RESIDENTIAL  AREAS    OF    BACK   BAY 


The   Back   Bay  GNRP   area    is   predominantly   an   older,    once   elegant    resi- 
dential   area.      For    this    reason,    and  also   in   consideration   of    the    inter- 
dependence and    interrelationship    between    residential    and   other    land   uses, 
an  analysis   of    the  present    residential    character   of    the   area   and   an 
assessment   of    its    future   potential    must   precede   an   evaluation   of    the   fac- 
tors  which   will    influence    the   area's   commercial    and,    to  a   minor  extent, 
industrial    future. 

It    is,    however,    necessary    to  preface    this    section  with    the   observation 
that  economic   factors   alone  will    not   be    the   only   considerations   which 
determine    the   future   of    these    residential    neighborhoods.      Because   of 
their   unique   position    in    the   development  and    the   history   of    the  City   of 
Boston,    and   on  account   of    the   architectural    unity   of    the   area,    aesthetic 
considerations   and    the   desire    to  preserve    the   area   as   a   historical    unit 
can   be   expected    to   influence  all    decisions.      The   final    decision  as    to 
the   future   of    these    residential    areas    in    the   Back  Bay  will    have    to  be 
made   by    the   City   of   Boston.      This    report  will    only   discuss    the   alternate 
courses   of   action  which,    from  an   economic   viewpoint,    are   open    to   the   city 

The   Back  Bay    residential    areas,    especially    the   one   north    of   Newbury 
Street,    are   areas    of    transition.      Originally   developed    in    the    last    third 
of    the    19th   century,    the   Back  Bay    is   an   area   of    once   elaborate   five    to 
six   story    townhouses.      These   homes,    while   still    structurally   sound  and 
most  advantageously    located    relative    to  downtown   Boston,    are   no    longer 
desirable  as    one-family   houses.      They   belong    to  another  era   which,    be- 
cause  of   changes    in    living   quarter  preferences   caused   by   such    factors 
as    the   unavailability   of    servants   at    reasonable  wages   and    the    trends    to- 
wards  a   more    informal    suburban    type    living,    cannot   be    revived.      Having 
lost    the   function   for  which    they   were   originally   built,    many   houses    in 
this   area   have   been   converted,    from   one-family   dwellings    to  multiple 
units.      Also,    many   of    them  have   been   found    to  be    ideally    suited    to  house 
numerous    small,    private   and   semi -public    institutions,    many   of   which   are 
education   oriented.      The    resulting    influx   of    students,    an   expansion   of 
the   commercial    activities    in   close   proximity    to   the    residential    areas, 
and    increasingly   heavy    traffic  along   Boylston   Street  and   especially 
along   Commonwealth   Avenue   have   changed    this    once   quiet  and   stately    resi- 
dential   area    into  one   of   bustling   activity. 


Recognizing    that   substantial    numbers    of    conversions   and   extremely 
heavy    through-traffic   often  are    the   beginning   of    deterioration   of 
any   area,    the   plan   calls    for    rehabilitation   of    these    residential 
areas.      Specifically,    the   plan   calls    for: 

a.  The  preservation  and  enhancement  of  sound  structures 
in  areas  of  unified  and  compatible  land  use  develop- 
ment ; 

b.  Controlled  accommodation  of  new  private  development 
arising  from  the  locational  advantages  of  this  cen- 
tral   ci  ty   a  rea  ; 

c.  The    reduction   of    the   adverse  effects    of    increasingly 
heavy    transportation  movement    to  and    through    the  area 
by    the   provision   of   properly    located   new  facilities 
and  a    redesign   of    the  existing    traffic   pattern. 

In   order    to  properly   evaluate    these   proposals,    the   following   ana- 
lysis  will    compare   past    residential    building   activity    in    the   City 
of   Boston  with    that   of    the   Back  Bay  area.       It  will    also  consider 
factors    such   as    the   economic   characteristics   of   GNRP   area    residents, 
the   structural    condition   of   housing    in    the  area,    and   ownership   char- 
acteristics,   insofar  as    these   factors   will    have  a    bearing   upon    the 
degree   of    success   which   can   be  expected    in   carrying   out    the    re- 
habilitation  program. 

Past   Building  Activity    in    the   City   of   Boston 

An  analysis    of    residential    building   permits    issued   by    the   City   of 
Boston    reflects   substantial    activity   since    the  end   of  World  War    II. 
During    the   seventeen  years    (1946-1962)    a    total    of    24,400    residential 
building   permits   were  applied   for.      Of    these,   6,260   were   for   single 
family   units,    and    18,144  were   for  multi -family   units    (two  or   more 
dwelling   units   per   structure).      While  exact   data   as    to   the   number   of 
permits   actually   used    is    not   available,    it    is   estimated   by    local 
authorities    that   on    the  average   about   95%   to  98%   of    the  permits 
issued    result    in   development.      On    this   basis,    it    is   estimated    that 
approximately  6,000   new  single   family   homes   and    in   excess   of    17,000 
multi -family   units   have   been   developed    in    the  City   of   Boston   since 
19^6.      Thus,    housing   units   constructed   since    the   close   of   World  War    I 
amount   to  approximately    10%   of    the   city's    total    supply. 

Building   permit   data   also   indicates    that    this   new  construction   cost 
approximately   $212  million   of   which   $57   million   was    for   single   family 
units   and   $155   million   for   multi-family   dwellings.      Experience   else- 
where   indicates    that   construction   costs    shown   on   building   permit 
applications   amount    to  approximately  70%   of   actual    construction   costs, 


Thus,  it  is  believed  that  the  total  of  residential  construction  ex- 
penditures made  in  the  city  over  the  past  seventeen  years  amount  to 
roughly  $300  million.  On  thj s  adjusted  basis,  average  construction 
costs  per  single  family  dwel 1 i  ng  unit  amounts  to  about  $13,050  with 
construction  costs  per  multi-family  dwelling  unit  averaging  about 
$12,150.    0 

An   estimate   of   past    residential    market   activity    in    the   Back   Bay 
area   was   arrived   at   by   evaluating   building   permit   data   applied   for, 
on  a   year-by-year   basis,    in    the  wards   which    lie  wholly   or  partly    in 
the  GNRP   area.      These  wards      '    are   not    limited    to   the  GNRP   area   pro- 
per;   nevertheless,    data    from    them  are    valuable    indications   of   market 
activity    in    this   general    area. 

During    the   past   seventeen   years,    since    the   close   of  World  War    II, 
developers   or  private    individuals   applied   for  permits   for  approxi- 
mately   1,800  multi-family   dwelling   units.    ?'      Estimated  average   con- 
struction  costs   per   unit   approximate   $15,500,^)    which    is   high    in   com- 
parison   to   the   average   for    the    total    City   of   Boston  where  average 
construction  costs   per   multi-family   unit,    on   an   adjusted   basis,    amount 
to  about  $12,150.    5) 

In   comparison    to   the   substantial    number   of   multi-family   dwelling   units 
for  which   building   permits   were    issued,    the   number   of   units   actually 
developed    in    the   Back  Bay  GNRP   area   appears,    on    the   basis    of   a    visual 
survey,    relatively   small.      While  a    number   of   factors   may   account   for 
this,    it    is   believed    that    the   underlying    reasons   are   extremely   high 
site   costs    owing    to   the   fact    that   Back   Bay    is   a    reclaimed  area. 


1)  For   full    details,    consult  Appendix    II. 

2)  Wards   Four  and   Five. 

3)  Permits   were    requested   for   only    two  single   family   units    in    these 
two  wards.      For    this    reason,    and    in   consideration   of    the   area's 
multi-family   housing   characteristics,    past    trends    in   single   family 
home   construction   have   been   disregarded. 

h)      Construction   costs    indicated   on    the   permits    requested   for    these 
1,800   units   amount    to  $19,380,000.      Again,    on    the   basis    that    this 
is   approximately  70%   of   actual    construction   costs,    actual    con- 
struction  costs   are  estimatedat   $27,685,000,    or  approximately 
$15  ,500   per   uni  t. 

5)      For   detai  Is   see  Appendix    III. 
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Stated    in   another   way,    site   costs,    including   both   acquisition  and   pre- 
parations   for   construction,    are    too  high   with    respect    to   the    type   of 
development  which   can   be   put    in.      Thus,    while   developers   have   been 
on   several    occasions   sufficiently    interested    in   developing   new  multi- 
family   structures    in    the   Back   Bay   area    to   take   out   building   permits, 
such   projects   proved    to  be   not   feasible   from  an   economic   point   of    view. 
This   could   be   expected   since,    on   account   of    the  property   acquisition 
costs   and    the   exceptionally   high    site   preparation   costs,    apartments 
would   have    to    lease   at  a    sufficiently   high    rent    level    as    to  appeal    to 
only   a    very    limited   market    -    the    very   market  which    is   most   discerning 
and  which   has    the   greatest   number   of   alternatives. 

On   the   basis    of    the  above   factors,   and   furthermore   considering    that 
presently   numerous   multi -family   developments   are   either   planned   or 
under   construction  and    that    these   developments   will    cater    to   the  mar- 
ket  discussed   above,    thus   making  any   new  development    in   Back  Bay  even 
more    risky    than    it  was    in    the   past,    it    is   expected    that    little   new 
residential    construction  will     take   place    in    the   Back  Bay    in    the   future. 
The   only  way   new  construction   could   be   encouraged  would   be    through   a 
write-down   of    land  acquired   under    the   urban    renewal    process.      Thus,    while 
a   substantial    amount   of    land   could   be   marketed    in    the   Back  Bay  area    if 
such    land   should   become  available    through    the   urban    renewal    process, 
extensive   new  construction   should   not   be   expected   under    the    rehabili- 
tation program. 


Within    the   framework   of    the   preceding   discussion,   an  analysis    of    the 
treatment   proposals   for    the    residential    areas    of    the  GNRP    indicates 
that    rehabilitation  and   conservation   as   planned   for  all    residential 
areas   with    the   exception   of    two  areas   which   will    have    to  be   cleared 
to  allow   the   development   of    the   Massachusetts   Turnpike   Extension  and 
one  area,    in    the   southwest   of    the   project,    along    the    right-of-way   of 
the   New  York,    New  Haven  and   Hartford   Railroad,    which   will    be   cleared 
because   of   a    substantial    number   of    substandard   structures   make    re- 
habilitation   rather    than   clearance   advisable.      On    the   basis    of    the 
factors    outlined   below,    it    is   believed    that    the    rehabilitation   pro- 
posals  are   a   proper  approach   and   may   be,    short   of    total    clearance 
which    is   unacceptable   for    reasons    other    than   economic,    the   only   ap- 
proach  feasible.      The   factors   which   are   considered    to  be   of    import- 
ance   in   determining    the   success   which   can   be  expected    in    the   proposed 
programs   are    the   following: 


1)  The  residential  development  which  is  part  of  the  Prudential  Center 
is  not  a  typical  case  since  the  entire  Prudential  Center  is  a  121A 
deve 1  op men t . 
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1 .      The   Economic   and   Social    Characteristics    of   GNRP    Residents 

The   economic  and   social    characteristics   of    residents    in   each   of 
the    rehab i  1 i  tat i  on  areas   wi  1  1    i  nf luence  ,    to  a    significant  extent, 
the   degree   of    success   which   can   be  expected    in  a    rehabilitation 
program  and   furthermore   will    indicate  whether   or   not    the    rehabili- 
tation  approach   will    be   sufficient    to  preserve  an   area    for    the 
future.      One   of    the   goals   of    the   proposed   plan    is    to  preserve  and 
rehabilitate    the    residential    areas   and    to  maintain,    as   much   as 
possible,    their   present   character.      Thus,    the   plan   anticipates    to 
hold   population    relocation,    both   within    the  GNRP   area   and   especially 
out   of    the   area,    to  a   minimum.      For    this    reason,    such    factors   as    the 
rent-paying   ability  and    the    income    levels   of   area    residents   and   such 
social    considerations  as   single  people   versus   families,   will    deter- 
mine  whether    rehabilitation    is   practical,    and    thus   will    influence 
the   decision  whether   or   not    to   rehabilitate   at    this    time.       In   some 
areas,    especially    the   areas    southwest   of    the   Prudential    Center, 
rent-paying   ability   of    residents    is   so    low  not    to  allow   them   to 
occupy   new  privately   developed   housing.      Therefore,    if   clearance 
is   proposed   for  part   of    this   area,    and    if   present    residents   are    to 
be    retained   there,    some    type   of    subsidized   housing  will    have    to  be 
devel oped. 

In    the   area   north   of   Boylston   Street,    where   preservation   and   con- 
servation   is    deemed  most    important,    there    is   a    large   proportion   of 
single   people,    mainly   students   who,    as   a   group,    exert   a    demand   for 
seasonal    living   accommodations.      The    importance   of    this    group    on 
the   demand   for    living   quarters    is    demonstrated   by    the   following 
table  which   provides   comparative   data   for    the   City   of   Boston   and 
that  part   of    the   Back   Bay  GNRP   area    north    of    Boylston   Street. 

COMPARATIVE   POPULATION   CHARACTER  I  ST  I  CS- 1960 

Boston North   Portion-   Back  Bay  GNRP 

Number  %   of   Total  Number       %   of   Tota 1        %   of   Boston 

Total 

Population  697, 197  100.0%  12,823  100.0% 

Population    in 

Group  Quarters     40,343  5-8%  2,072  16.2%  5-1% 

Total    School 
Enrollment  152,259 

Col  lege 

Enrollment      23,733       3-4%     2,040      15-9%        8.6% 

Coup les   wi  th 

chi 1 dren   under 

18  years  48,193  6.9%  149 


1 00 . 0% 

12,823 

1 00 . 0% 

5-8% 

2,072 

16.2% 

2 1  . 8% 

2,378 

18.5% 

3-4% 

2,040 

15-9% 

North   of    Boylston   Street, 


These   data    indicate    that    the   area    north    of    Boylston   Street   has   at- 
tracted  few  family   units   with    children   of   grade   school    and   high 
school    age,    but   has   attracted  a    large   number   of   college   students. 
The   number   of   college   students    is   particularly    large    in   view  of    the 
fact    that    there    is    no  major    institution    in    the   area.      The   data   also 
indicate    that    the   student   population   has   congregated    in   group   quar- 
ters;   i.e.,    in   converted    residences. 

2.      Structural    Condition   of   Housing 

Another  major   factor    influencing    the   decision    to   rehabilitate   or    to 
follow  an  alternate   course   of   action,    such   as   partial    clearance,    is 
the   structural    condition   of   housing    in   any   ope   of    the    residential 
areas.      While   competent  architects   and   engineers   would   have    to  de- 
termine  on    the   project    level    which   buildings   can   be   physically    re- 
habilitated,   the   extent   of   deterioration    in  any   area   will    influence 
the   chances   for   successful    rehabilitation.      This   particular   factor 
is    not   considered    to  be  as    significant    in    the   Back   Bay  GNRP   area   as 
it    is    in   other   areas,    since   physical    appearance    indicates    that    the 
structural    condition   of   housing    in   Back   Bay    is   better    than    in   most 
other  areas    of    the   city. 

3-      Owner   versus    Renter   Occupancy 

Rehabilitation   on   a    voluntary   basis   by   owners   with   assistance   from 
the   city    is   probably   more    readily   accomp  1  i  stied    in   areas    of   owner- 
occupied   dwelling   units    than    in   areas   where   most   dwelling   units   are 
renter   occupied.       In    these    latter  areas,    buildings   are   commonly   held 
by   absentee   or   socially   disinterested    landlords   as    investments,     't 
Unless    the   cost   of    rehabilitation   can   be   passed   on    to   the    tenants 
(which    in    itself   might    result    in  a    significant  population   change)    or 
unless    through   more   favorable    refinancing   of    the   entire   property    in- 
cluding   the    improvements    the    rate   of    return   on    the   owner's   equity 
can   be   maintained,    voluntary    rehabilitation   by    the    landlords    is   un- 
likely. 

In   back  Bay,    renter   occupancy   generally    is   high,    especially    in    the 
area    north    of    Newbury   Street.      Sales    data    indicate    that    there    is   an 
active  market   for   properties   which   are   generally   bought  as    one-family 
dwelling   units   which    then   are   converted    into  multi-unit   structures. 
Rehabilitation    in    this    area    will    be   primarily    rehabilitation   of    the 
interiors    of    structures    rather    than  exteriors,    to  bring    individual 
dwelling   units   up    to   standard. 


1)      Data   available   from  other   sources    indicates    that    in   many    instances 
deteriorating   properties   are   administered   by    trustees    under    such 
restrictive   provisions   with    regard    to  cash    flow   requirements    that 
repairs   cannot   be  made. 


In   order    to  more   fully   discuss    the    treatment   proposals    for    the    resi- 
dential   areas    of   Back  Bay   and    to  assess    the    likelihood   of    success   as 
well    as    the   degree   of    difficulty    to  be  expected    in  carrying   out    these 
proposals,    the  GNRP   area   has    been   divided    into   three   sub-areas.      These 
are   shown   on    the   facing   map.      Statistical    data    referred    to   in    the 
following   paragraphs   will    be   found    in  Appendix    IV. 

Res  i  denti  a  1   Area    I 


This   area,    which    lies    between   Newbury   Street  and    the   Charles    River, 
Arlington   Street  and   Massachusetts  Avenue,    is    the   old,    once   stately 
residential    area   which   gave   Back  Bay    its    reputation   as   a    fine   place 
to    live.       It    is    the   one    residential    area,    preservation   of   which    is 
considered    important   because   of    its   unique  architectural    and  esthetic 
unity   of   building   style  and   spatial    relationships.      The   following 
table   summarizes   pertinent   population   and   housing   characteristics. 

TABLE    I  I 


I960   HOUSING  AND   POPULATION   CHARACTERISTICS* 

RESIDENTIAL  AREA    I 

Population  11,600 

Tota 1    Dwel 1 i  ng   Uni  ts 
Sound 

Deteri  ora  ti  ng 
Di  lapi  tated 
With   Shared   or   no  Bathroom 

Owner-Occupied 
Renter-Occup  i  ed 
Vacant 

Median   Contract   Rent  $112 

Family   and   Unrelated   and    Individual 

Income  $3, 389 

Family    Income  $8,209 

Rent  as   Percent   of   Family  &   Unrelated    Individual    Income  39-7% 

Rent   as    Percent    of    Family    Income  16.4% 


5,640 

100.0% 

5,110 

90.6% 

515 

9-1% 

15 

.3% 

901 

16.0% 

395 

7  •  0% 

4,840 

85.8% 

405 

7-2% 

Source:      i960   Census    of   Housing, 


sas» 


As    shown    in    the    table   above,    the  area    houses   approximately    11,600  per- 
sons,   a    large   percentage   of    them  students,    single  working  women,    and 
elderly   people.      Of    the    total    of  approximately   5,6^0   dwelling   units, 
5,110    (90.6%)    are   sound,    with   515    (9-1%)    deteriorating   and    15    (.3%) 
dilapidated.    '/      Also   indicative  of    the    type   of   housing    in    the  area    is 
the   very   great   number   of    housing  units   which   either   had   no  bathroom   or 
where   one    is    shared. 

Area    I    has    the   highest   percentage   of    owner   occupied   dwelling   units    (7%) 
of   any   of    the    three    residential    areas    in    the   Back  Bay   GNRP   area,    85.8% 
of    dwelling   units   are    renter   occupied.      This    is   a    lower    ratio   than    that 
found    in    the    two  other  areas,    but    it    is    still    substantially   above    the 
City   of   Boston   average   of   67.2%.      The    vacancy    level    of   approximately  7% 
is   about    the   same  as    the   average   for    the   city.      Median   contracts    rent 
($112  per  month)    is   higher    in    this   area    than    in    the    two  other  areas, 
almost   double    the  average   for   the   city. 

The   basic   problem    in    this   area    is    large   scale   conversions   from   formerly 
one -f ami  ly   structures    to  multiple   units,    and    to  semi -publ ic  and   pri  va te 
institutions.      The   distribution   of    these    institutions    is   shown   on    the 
facing   map.    2)      These   small    institutions    in    the  GNRP   area   are  attracting 
substantial    numbers   of    students.      Similarly,    many    students    from  edu- 
cational   institutions    in   the   nearby  Parker   Hill-Fenway   area    live   here. 
Thus    the   demand   for   small    apartments   and    rooms    is   high,    encouraging   con- 
versions   to   these   uses. 

Recognizing    that   a   continuation   of   past    trends   could  eventually    lead 
to  a    rapid   deterioration   of    this    residential    area,    rehabilitation    is 
necessary.      But,    with   a   high    demand   for    the    type   of   housing   now   in    the 
area,    rehabilitation,    which   would   probably   entail    a    reduction    in   dwelling 
units,    can   be   expected    to  be   difficult   unless    these   students    no    longer 
are   attracted    to   the   area.      As    long   as    the    institutions    they   attend  are 
in    the   area    it   can   be   expected   that    the   strong   demand   for   student   housing 
will     rema  i  n . 


1)  The    terms    "sound",    "deteriorating",    and   "dilapidated"  are   Census 
def i  ni  ti  ons . 

2)  See  Appendix    I    for    list   of    these    institutions   by   exact    location. 


-    12 


It    is   believed    that    the   plan    to   rehabilitate    the   Back  Bay   area,    to  up- 
grade   it,    to  maintain    its   unique  architectural    unity,    and    to  enhance 
it   by   attempting    to    locate    there    the  Governor's   Mansion   and   Consulate 
Offices   along   Commonwealth  Avenue,    can   only   be   accomplished   by   changing 
the   characteristics    of    the    resident   population.      Therefore    it    is    re- 
commended   that    the   plans    for    this   area,    in   order    to  allow   rehabilitation, 
consider    the   following   proposals   as    long    term  goals: 

1.      Over  an  extended   period   of    time,    the   plan   should    result    in  a 

change    in  economic   and   social    characteristics   of   area    residents. 
Particularly,    attempts    should   be   made    to  fill    the   demand   for 
small    apartments   and    rooms    outside   of    this   area.      This   could   be 
accomplished,    over    the    long    run,    by    reducing    the   number   of    small 
institutions    in    the  area   and   by   making   equally   attractive   student 
housing   available    in    the   Parker  Hill-Fenway   area.      While    the    insti- 
tutions  are  a   compatible    land   use   at    this    time,    they   may   eventually 
hasten    the   deterioration   of    this   area    by    virtue   of    the   fact    that 
they   cause,    in   part,    a   demand   for   small    apartments   and   single    rooms, 
thus   encouraging   conversions.      The   objectives    of    the   plan    indicate 
that    these    institutions    should   be    reduced    in   number    in    the   Back  Bay 
area,    especially    the   ones   which   attract   substantial    numbers   of 
students   who  will    tend    to    live    in   nearby   neighborhoods. 

2.       In    keeping   with    the   general    objectives    of    the   plan    the    rehabili- 
tation  efforts    should   aim  at   a    reduction    in    the   number   of   dwelling 
units    in    the  area,    that    is,    the   conversion   of    rooms,    small    apart- 
ments,   and   housekeeping   units    into    larger  apartments   attracting 
families    rather    than    individuals.      The   plan   should   make   clear    that 
this   change    in   population   characteristics    is   but   one   of    its   aspects. 
The   possible    location   of    the  Governor's   Mansion   and   Consulate   Of- 
fices,   a    reduction    in    through    traffic,    the  elimination   of    non- 
compatible   uses   and   attempts    to  halt   further    infringements    of   com- 
mercial   uses    into   the    residential    areas   are   other   possible   steps 
which   could    remake    this   area    into  a    family   oriented   prestige 
nei  ghborhood. 

While    the   present   plan    indicates    that    the  existing   population   should   be 
retained    in    the   area   and  while    rehabilitation   under    these   circumstances 
may   be   possible,    it   appears    that    in    this   case    rehabilitation   alone   may   not 
be   sufficient    to  save    the   area   from   further   deterioration   over    the    long 
run . 

Residential   Area    2 

This   area,    which    lies    to   the   south   of   Newbury   Street  and   north   and   east 
of    the   Prudential    Center,    is   quite   different    in   character   from  Area    I. 
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As    shown    in    the    table   below,    it   houses   an   estimated   2,200   persons   and 
of    its   approximately    1,250   dwelling   units    only   940   or  75.2%  are   sound, 
wi  th  approximately    295    (23  -6%)    deteri  ora  ti  ng  and    15    (1.2%)    dilapidated. 
Both   family    income  and   family   and   unrelated    individual    income,    $6,020 
and   $2,924    respectively,    are   substantially    lower    than    in  Area    I.      Owner 
occupancy    is   6%;    the   vacancy    rate   of   7-2%    is   equal    to   that   of   Area    I 
and  approximately    the   same   as    that   of    the   city. 

TABLE    I  I  I 


I960   HOUSING   AND   POPULATION   CHARACTERISTICS* 
RESIDENTIAL  AREA   2 


Popu la ti  on 


2,200 


Total    Dwelling   Units 
Sound 

Deteri  orati  ng 
Di  lapi  tated 

Owner-Occupi  ed 

Renter-Occupied 

Vacant 


1,250 

1 00 . 0% 

940 

75.2% 

295 

23.6% 

15 

1  . 2% 

75 

6 . 0% 

1,085 

86.8% 

90 

7  •  2% 

Median   Contract   Rent 


$        90 


Family  and   Unrelated    Individual    Income  $2,924 

Family    Income  $6,020 

Rent  as   Percent   of   Family  &   Unrelated    Individual    Income 
Rent  as   Percent   of   Family    Income 


36.9% 
17-9% 


Source:       I960   Census   of   Housing. 


In    this   area,    the   principal    land   use    is   commercial.      Residential    use 
is   found   primarily   as   upper   floor   use.      The  plan   calls    for    the    rehabili- 
tation  of    this   entire   area. 

The   Prudential    Center   development    -   predominantly   commercial    land   use    - 
adjoins    this   area    to   the   south   and    the   west.      Similarly,    along   Huntington 
Avenue,    Boylston   Street,    and   particularly    in    the   Copley   Square   area,    com- 
mercial   building   activity   has    been    brisk.         Recently,    the    IBM   Building 
and    the   adjoining   Best  &   Co.    store   were   developed  at  506-32   Boylston 
Avenue.      Situated   directly   across   from   this    development    is    the    recently 
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completed   McGraw-Hill    Building    (601-607    Boylston).      A    thirteen   story 
office   building,    containing   an   estimated   93,000   square   feet   of    rent- 
able  area,    is   currently   under   construction  at   5^1    Boylston  Street. 
Another   post-war   development    in    this    vicinity    is    the   addition    to   the 
building   occupied   by    the    Liberty   Mutual    Insurance   Company   on    175 
Berkeley   Street.      At    the   present,    a   number   of    small    multi-purpose   of- 
fice  buildings   are   being    renovated  along   Boylston   Street  just   opposite 
the  Prudential    Center. 

In   view  of    these   developments   and   furthermore   considering    that    the 
Prudential    Center   will,    in   all     likelihood,    bring-about  additional    com- 
mercial   developments,    it    is   possible    that    residential    land   use  will 
become   of    less    importance    in    this   area    in    the   future.      However,    due 
to  the   developments  which   have    taken  place  and  which   are   now  under 
construction,    it    is   expected    that    the   demand   for  apartments    in    this 
general    vicinity   will    increase.      Generally    it    is   believed    that    the 
private   market    is   active   enough    in    the  area    so   that    rehabilitation   of 
both   commercial    facilities   and    residential    blocks   will    be   forthcoming 
even    in    the   absence   of    the   stimulus   provided   by    the   urban    renewal    pro- 
cess.     Upon   completion   of    the   Massachusetts   Turnpike   Extension,    Area   2 
will    be   highly   accessible   from  all    parts    of    the   metropolitan  area   and 
it  would   be    logical    for    this    reason  and    in   view  of   past    trends    to 
designate    this   entire   area    for  predominantly   commercial    land   use. 

Residential   Area   3 

This   area,    which    lies   west  and   south   of    the   Prudential    Center,    is    the 
area   which   will    undergo  substantial    changes   caused   by    the   development 
of    the   Prudential    Center  and    the  Massachusetts   Turnpike.      Additionally, 
clearance    is   planned   for   some    residential    areas    located,    for    the  most 
part,    along    the    right   of   way   of    the   New  York,    New  Haven  and   Hartford 
Rai  1  road. 

As    indicated    in    the   following    table,   Area    3   has    the    lowest  percentage 
of    sound   structures    (70.5%)-      27.1%   of    dwelling   units   are   deterior- 
ating  and   2.k%  are   dilapidated.      Both    income    levels   and  median   con- 
tract   rent  are    lowest    in    this   area. 
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TABLE    IV 
I960   HOUSING   AND    POPULATION    CHARACTERISTICS- 
RESIDENTIAL  AREA   3 
Population  4,700 

Total    Dwel ling   Uni ts  2,750  100.0% 

Sound  1,940  70.5% 

Deteriorating  745  27-1% 

Dilapilated  65  2.4% 

Owner-Occupied  130  4. 7% 

Renter-Occupied  2,455  89-3% 

Vacant  165  6.0% 

Median   Contract   Rent  $        69 

Family   and   Unrelated    Individual    Income  $2,645 

Family    Income  $4,810 

Rent   as   percent   of   Family  &    Unrelated    Individual    Income  31.3% 

Rent  as   percent   of   Family    Income  17-2% 


*  Source:       1 960  Census    of   Housing. 

With    the   development   of    the   Prudential    Center  and    the   Massachusetts   Turn- 
pike,   the    residential    neighborhoods    in    this   area   will    become   even   more 
strongly   separated   from   other   Back  Bay   neighborhoods.      Furthermore    the 
railroad    right   of   way    to   the   south   and    the    busy   commercial    Massachusetts 
Avenue    to   the   west   separate  Area    3   from   other   neighborhoods    located   out- 
side   the  GNRP   area.      Clearance    in    the   area    is    substantial,    primarily    to 
allow   the   development   of    the   Massachusetts   Turnpike   and   other   highway 
construction  along    the    railroad    right   of   way.      Limited   clearance    is   pro- 
posed along   Massachusetts  Avenue    to  allow  new  commercial    retail    develop- 
ments . 

Of    importance    to   the   future   of  Area   3  are   developments   which   may   be   under- 
taken  by    the   Christian   Science   Church.      This    institution   owns    in  excess 
of    fifteen  acres    of    land    in    this   area,    most   of   which    is    located,    as    is 
apparent   on    the   facing   map,    in   close   vicinity    to   the   mother   church    (bounded 
by  Norway,    Falmouth,    and   St.    Paul    Streets).      Pertinent   characteristics   of 
the   properties    owned   by    this    denomination  are   shown    in   Table   V. 
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TABLE   V 

CHARACTERISTICS   OF   CHRISTIAN   SCIENCE   CHURCH   PROPERTIES 

Total    properties    owned:  670,104   sq.ft. 

Assessed   Land   Value:  $2,919,200 

Assessed   Building   Value:  5,  188,700 

Total    Assessed   Value:  $8, 107 ,900 

Total    number   of   parcels:  8_7_ 

Vacant  3 

Improved  8k 

Residential  62 

Commercial  16 

Insti  tuti  ona  1  5 

Park  1 


Source:      Data   provided   by    the   Boston   Redevelopment  Authority. 

It    is   understood    that    the   Christian   Science   Church    is   presently    in    the 
process   of    developing   a   master   plan   for   the  eventual    development   of 
these   properties.      While    the   details    of    this   plan   are   not  yet  avail- 
able,   local    sources    indicate    that    the   development   of   middle   and    lower 
income   housing    is   a   distinct   possibility.      Additionally,    a   park    is 
planned   behind    the   church,    facing   Massachusetts   Avenue.      Since    the 
church   has    invested    in    income   producing   properties   along   Huntington 
Avenue,    it   can  also  be  expected    that   some   additional    parts    of    the   hol- 
dings  will    also  be   developed. 


In   genera],    the    residential    proposals    for    the   Back  Bay  appear    to  be 
a   workable   approach    to   this   area   where   factors    other    than  economic 
are    important   considerations    in    the   over-all    development   plan.      A 
change    in   population   characteristics    in    the   area    north    of   Newbury 
Street  would   be  essential    before   conversion    trends    in    this   area   could 
be   changed.      However,    this   appears    to  be   unlikely    in   view  of    the   great 
number   of    institutions   and   schools    in    the   area   and   because   of    the 
desirability   of    the  area   as   a   place   of    residence   for    individuals   work- 
ing   in   downtown   Boston,    Back  Bay    (including   Prudential    Center)    and    the 
institutions    in    the   Parker   Hill-Fenway   area    to   the  west.       In  Area    2, 
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commercial    land   use    is   expected    to  displace,    over    time,    residential    land 
use  and    this    trend   should   not   be   discouraged.       In  Area   3,    isolated   for 
the  most   part   from  adjoining   neighborhoods,    rehabilitation  and   new  con- 
struction  should   prove   feasible   due    to   this   area's   proximity    to   the   major 
employment   sources    in    the   Back   Bay  and    the   development   activities   pro- 
posed  by    the   Christian  Science   Church. 
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SECTION  I  I  I 


COMMERCIAL  REDEVELOPMENT  OPPORTUNITIES 


In   assessing    the   commercial    land   use    in    the   Back  Bay  GNRP   area   and    in 
evaluating    the    type   of   commercial    developments   which   most    likely   will 
occur   or   should   be   encouraged    there    through    the   urban    renewal    process, 
it  must   be   kept    in   mind    that    the   commercial    land   use    in    the   Back  Bay 
is    second    in    importance   only    to   residential    use.      Practically    the    total 
area   south   of    the  alley   separating   Commonwealth   Avenue  and   Newbury 
Street  and  east   of    the  Prudential    Center    is    one    large   secondary   com- 
mercial   business    district.      Within    this   area   are   extensive   comparison 
shopping  facilities,    primarily   on  both   sides   of  Newbury  Street,   and    the 
concentration   of   office   space   and   hotel    facilities    in    the   general    area 
east   of    the   Prudential    Center    is    the    largest    in    the   city   outside   of    the 
central    business   district    (CBD) .       In    this   general    area   are    located   such 
large    insurance   companies   as    Liberty   Mutual,    New  England    Life,    and 
John   Hancock;    such   well-known  quality    retail    stores   as   Bonwi t   Teller, 
Brooks   Bros.,    BestS-   Co.,    and  Pecks   Peck;   and  hotels    such   as    the   Ritz- 
Carlton  and    the    Lenox.      Additionally,    new  small    office   buildings    (IBM, 
McGraw-Hill,    Liberty   Mutual    additon)    are    located    in    this   area,    as   are 
numerous   banking   and   other   financial    institutions,    parking   structures, 
and  entertainment   facilities.      The   new  Prudential    Center,    which   forms 
the  western   boundary   of    this   extension   of    the   Boston   central    business 
district,   will    contain  approximately   225,000   square   feet   of   quality 
retail    space,   about    1    million   square   feet   of    office   space    (gross),    a 
1,000    room  hotel     (Hotel   America),    an   auditorium  which   will    seat  5,500 
persons,   an  estimated    1,750  apartment   units    '/,    and  a   garage  which 
will    serve    the  entire   project  and   which   will    accommodate  about  ^,000 
cars  . 

Generally,    it    is    reasonable    to  expect    that    the   Back  Bay   commercial 
area   will    gain    in    importance   and   strength    in   the   future.      The   over- 
all   revi  ta  1  i  zati  on   of    the   City   of    Boston,    urban    renewal    activities 
proposed    in    the   Back  Bay   and  adjoining   neighborhoods,    and    the    impact 
of    the   Prudential    Center  are   factors    indicating   future   growth   for 
this   area.      However,    owing    to   the  extensive   construction   now  underway 


l)      Experience  with   a   first   stage   of   approximately   5^0   units,    con- 
struction  of   which    is    to  begin    in    the   near   future,    will    determine 
whether   or   not    the   maximum   of    1,750   units   will    be   built,    as   well 
as    the    timing   of   future   developments. 
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or  planned,    a    specific    identifiable    land   demand   for   uses   such   as   of- 
fice  space,    department   store   facilities,    and   parking   garages    is    diffi- 
cult   to  access   at    this    time   and    therefore  must   be   studied   on    the  pro- 
ject   level.      Numerous   factors   which   will    influence    the   demand   for    land 
for   specific   uses   cannot   be   fully   assessed  at    the   present  and,    for    this 
reason,    flexibility    in   planning    is    necessary. 

A      OFFICE   SPACE 

Sources    of   Office   Space   Demand 

The    development   of    office   space   generally   falls    into   two  broad   cate- 
gories.     The   first,    which   may   be   described  as   developer-oriented,    is 
primarily    the   product   of   profit  motives    rather   than  action   directed 
toward  encouragement   or  accommodation   of    specific   uses.      The   second 
broad   category   covers    owner -opera  ted   office   space    typically   occupied 
by    the   builder  who  evaluates    the   financial    returns    in    terms   of    the 
productivity   of    the   business   as   a   whole    rather    than   of    the   operating 
real    estate.      While    there    is   always    the   desire    to   secure   operating 
space  at   modest    rentals,    in   some   circumstances    --   particularly   where 
public    image    is    of    importance    to   the   corporation   concerned   --   over- 
riding  general    business    profits   and    the   nature   of    the   business    itself 
can    reduce   concern   over    typical    developer   cost    implications. 

The   mot i vat i ons  affect i ng    these    two   types   of   office   space   development 
are   substantially   different.      The   developer's   analysis    includes   a    re- 
view of   all    typical    components    of    real    estate   development,    including 
land   price,    rent    levels,    occupancy   experience,    tax    rates,    operating 
costs,    and   financing    rates,    as   well    as    the   general    market   for   office 
space.      From    the   prof i t -mot i va ted   developer's    standpoint,    it    is   quite 
possible    that,    even    in    the   face   of   a   growing   and   active   demand   for   new 
office   space,    other   factors   may   make    investment    in   such    space  either 
unprofitable   or   not   sufficiently   profitable    to  attract    interest.      The 
primary    reaction   of    this   portion   of   office-space   development   sources 
is    therefore   not  wholly   one   of   positive    response    to  an   available   mar- 
ket,   but    rather    is   geared    to  profit   opportunities    in   office   construc- 
tion as   compared  with   available   alternatives.      Sufficient   opportunity 
may   exist    in   other   areas    of    real    estate   development   offering   greater 
likelihood   of   high-percentage    return    to  place   even    in   otherwise   at- 
tractive  office   opportunity  at   a    relative   disadvantage. 

Interest    in   single-occupancy   or   owner -ope rated   buildings    results    from 
factors    substantially   unrelated    to   those   motivating   speculative   de- 
velopers.     The   construction   of    such    single-purpose   space    is   more    the 
product    of   management    decisions   and    the   health    of    the   particular   busi- 
ness   as    a   whole    rather    than    of    general    market   conditions    or   factors 
of    real    estate   financing.      For    this    reason,    the   construction    rate   which 
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might   be   generated   by    institutions   or   business   firms    is   extremely   diffi- 
cult   to  measure.       In    recent   years,    there   have   been   a    series   of    factors 
which   appear    to  have  motivated    the   development   of   new  office   space   by 
businesses   and    institutions.      Examples    include:    (1)    the   desire   for  a 
public    image   and/or  an  advertising   vehicle;    (2)    the   desire   for   new  office 
space   because   of    rapidly   expanding   activities;    (3)    the   desire    to  con- 
tribute   to,    and    the   desirability   of   contributing    to,    city    renewal. 

Of    these    three   factors,    the   second    -    relating    to   the    internal    require- 
ments  of    the    individual    business    -    is   probably    the   most    important. 
However,    in    today's   highly   competitive  market,    the   character,    size  and 
location   of    such    space  are    influenced    to  a    great   extent   by    the   first 
and    third   factors.      For  example,    new   office   facilities   have   become    in- 
creasingly   important  as   a    symbol    and    image-creator   for  many    institutions 
and   businesses.       Identification  with    local    communities   and    the   desire    to 
contribute    to  a   healthy    local    business   enviornment,    thus   encouraging   a 
strong   central    area,    have   motivated  many   firms    to  commit    themselves    to 
new  office   space    in   prestige  areas   downtown  and/or    in   areas   where    their 
presence   contributes    to   the   over-all    good   of    the   community,    many    times 
to  a   greater  extent    than   such   presence   contributes    to   the   more    immediate 
advantage   of    the    individual    firm. 

In   Boston    itself,    recent   years   have   seen   only    limited  activity   by   enre- 
preneurial    real    estate   developers.       It  appears    that    this   condition    is 
primarily    the    result   of    the    interplay   of    two  factors:    (1)    the   abnormally 
high    tax    rate    in   Boston,    and    (2)    the   availability   of    real    estate   develop- 
ment  opportunities    in   other   parts   of    the  metropolitan  area   and    i  n   other 
parts   of    the   country.       It   must   be   understood    that,    to  a    very    real    degree, 
the    real    estate   market   of    today    is   a    national    if    not    international    one. 
Individuals   and   development   organizations   capable   of   carrying   out  major 
projects   have  a    nation-wide  market   from  which    to  choose    those   projects 
to  which    they  will    commit    themselves.      Profit   opportunities    in   Boston 
must    therefore   be   capable   of   competing   not   only   with    those   available    in 
the    immediately   surrounding   area    but   also  with    the   general    real    estate 
market    in  a    range   of   communities   across    the   country.      Within    this   broad 
national    market,    up    till    the   present    time   Boston   has    offered    relatively 
li  ttle. 

Recent   Office   Construction  Activity 

In    the   past   five  years,    central    Boston   has    seen    limited  activity,    to 
the   extent   of   about  750,000   square   feet   of    construction.      For    the   most 
part,    this   space   can   be   classified  as    representing  an  expression   of    the 
needs    of    individual    businesses    rather    than   speculative    investment   by 
profit-motivated   developers.      The   major   additions   have   occurred  within 
the    insurance    industry  and    reflect  a   growth   which    is    national    in   scope, 
comparatively   unrelated  with    local    Boston   or  even   New   England. 
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RECENT   OFFICE   BUILDING    DEVELOPMENT    IN   BOSTON 

Es ti  ma  ted 
Net   Rentable 
Existing   Bui ldings  Square   Feet 


Liberty   Mutual    Insurance   Company  225,000 

Blue   Cross-Blue   Shield  125,000 

IBM  70,000 

Travelers    Insurance   Company  225,000 

McGraw  Hill  35,000 

Remington   Rand  36,000 

Whi  te   Fund  3^,000 

Total  750,000 


Proposed   or   Under   Construction'" 

1.  Government   Center  2,000,000  (Est.) 

2.  541    Boylston   Street  95,000  (Est.) 

3.  Prudential     Insurance   Company  800,000  (Est.) 

4.  50  Pearl    Street  800,000  (Est.) 

5.  Travelers    Insurance  60,000  (Est.) 

Tota 1  3,755,000 


In   addition    to   these   five,    an   application   has    been   made    to  erect   a 
building   with   an   estimated   250,000   square   foot   floor  area   at  490-5^0 
Boylston   Street   on   Copley   Square    in   Back   Bay. 
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As    noted    in    the   facing    table,    the    three    largest    recent  additions    to   the 
office-space   market    in   Boston   are    the   Travelers   Building,    the   Blue   Cross- 
Blue   Shield   Building,    and    the    Liberty   Mutual    Building.       In  addition    to 
these    three   major   structures,   which   are   understood    to  have   been   developed 
by    the   companies    themselves,    several    other   buildings   have   come    into  being 
as    the    result   of    investment-oriented    interests.      Their   size,    however,    has 
been   comparatively   small.      Their    locations    in   all    cases   have   been   of 
highest   prestige,    and  all    appear    to  enjoy    tenants   of   highest   financial 
standing,    thus   guaranteeing   maximum   opportunities    for    long-term   finan- 
cing.     The    IBM  Building   and    the   McGraw-Hill    Building    represent   specific 
examp les . 

At    the   present    time,    several    other  major   developments   are   under  way,    the 
very   existence   of   which    is    indication   of  some  change    in    the   character   of 
the   Boston   office   market.      These   portents   of   change  are:       (1)    Government 
Center,    (2)    Prudential    Center,     (3)    50   Pearl    Street,   and    (k)    541    Boylston 
Street  and    (5)    Travelers    Insurance   Building.      As    shown    in    the   preceding 
table,    these   projects   combined   contain   approximately   3,750,000   square 
feet   of    rentable   space.      The   sixth   building   noted   would    raise    this    total 
to  four  million   square,   feet. 

The   Makeup   of    the   Office-Space   Market 

Total    demand   for   office   space    reflects    the   needs    of    substantially   dif- 
ferent  space   users.      Two  major   groups   may   be   defined.      The   first    in- 
cludes   locally   oriented   business   and   such    services   as   provided   by 
lawyers,    doctors,    real    estate   offices,    local    insurance   offices,    etc. 
The   second  encompasses   business   firms   and    institutions   operating   within 
a   broader  area    than    the    local    community.      The   most   obvious   examples   may 
be   found    in   cities    such   as   New  York  and   Pittsburgh.      But   Boston   has    its 
share,    being   a   major   seat   of    insurance   companies   and   many    large   manu- 
facturing  and    industrial    organizations.       In  addition,    Boston's   financial 
district    is   a   major   source   of   capital    in    the  world   financial    market  and 
serves   a    substantially   broader  market    than    that   measured   by    the   needs    of 
the   New   England  area.      Recognition   of    the   national    markets   being   served 
from  Boston   suggests    that   Boston   enjoys   a    substantial    base   of    larger 
institutions   and   commercial    organizations   whose   activities   are    related 
more    to   the   national    economy    than    to   that   of   Boston   or   even   New   England. 

Office   space   users   have    the  ability    to  compress    their  activity   sub- 
stantially and   by   doing   so   increase    their   business   several    times   while 
not   actually    increasing    their   space.       It    is   apparent   from   the   following 
tables    that    there   has    in   fact   been  an    increase    in    total    office   employ- 
ment   in   Boston   during    recent   years   without  a    significant   change    in    total 
space.      This    suggests   a    substantial    pent-up   demand   which   when    realized 
should    influence    the   market   for   space   as    follows:      first   by  making    im- 
mediate   requirements    for   space   felt   now,    second   by   making   allowance   for 
future   expansion,    individual    firms   could  actually   have   needs   of    150%   to 
200%   of    their  existing   space. 
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EMPLOYMENT    IN   OFFICE  ACTIVITY;      1 9^7   AND    1957 
DOWNTOWN    BOSTON 


Type   of   Office  Activity 

Insurance   Carriers 

Uti  1  i  ties 

Banki  ng 

Real    Estate   Owners, 
Operators,    Managers, 
and   Speculative   Builders 

Insurance  Agents, 
Brokers   and   Services 

Securi  ty  Dea lers 
and   Brokers 

Law 

Archi  tecture   and 
Engi  neeri  ng 

Credit  Agencies   and 
Investment  Trusts 

Al 1    Office  Acti  vi  ty : 
TOTAL 


1947 

1957 

Net   Chanqe 

%  Chanqe 

17,640 

20,339 

2,699 

15-3% 

11,134 

12,191 

1,057 

9-5 

6,574 

7,506 

932 

14.2 

4,390 

4,010 

-  380 

-8.7 

3,305 

4,479 

1,174 

35-5 

2,656 

3,007 

351 

13-2 

2,  161 

2,459 

298 

13.8 

2,157 

4,220 

2,063 

95.6 

1,858 

2,205 

347 

18.8 

60,416 


8,541 


16.5% 


EMPLOYMENT    IN   OFFICE  ACTIVITY:       1947   AND    1957 
THE   BOSTON   METROPOLITAN  AREA 


Employment    In 
Downtown   Boston 
Rest   of   Boston   Ci  ty 
Rest   of   B.M.A. 
TOTAL   B.M.A. 


1947 


1957 


51,875  60,416 

14,479  24,763 

22,018  25,403 

88,372  1 10,582 


Net   Chanqe 

8,541 

1 0 , 284 

3,385 

22,210 


%  Chanqe 
16.5%. 
71.0 
15-4 

25 .  r/o 
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EMPLOYMENT  BY  MAJOR  CLASSES:   1947  AND  1957 
DOWNTOWN  BOSTON 


Major   Class 

1947 

'257 

Net   Chanqe 

%  Chanqe 

Manuf acturi ng 

35,589 

26,540 

-     9,049 

-   25.4% 

Wholesal i  ng 

26,029 

21,064 

-     4,965 

-    19-1 

Retail i  ng 

40,832 

35,766 

-     5,066 

-    12.4 

Primary  Producti 

on 

10,194 

6,836 

-     3,358 

-  32.9 

SUB   TOTAL 

112,644 

90 , 206 

-  22,438 

-    19.9 

Fi  nance 

36,505 

41,613 

5,108 

14.0 

Services 

23,471 

26, 166 

2,695 

11.5 

Uti  1  i  ties 

17,468 

18,508 

1  ,040 

6.0 

SUB   TOTAL 

77,444 

86,287 

8,843 

11.4 

N.E.C. 

360 

151 

209 

-  58.0 

All    Classes: 

TOTAL 

130,448 

176,644 

-   13,804 

7.2% 
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BUILDING  VACANCY  SURVEY 
BOSTON,  MASSACHUSETTS 
COMPARATIVE  STATISTICS 


Date 

Number 

Per   Cent 

of 

Bui  1 di  ngs 

Total    Sq.Ft. 

Square   Feet 

of 

Survey 

Reported 

Rentable  Area-' 

Vacant 

Vacancy 

May    1963 

53 

3,048,344 

190,226 

5.07% 

May    1961 

53 

2,608,109 

121 ,323 

4.65% 

May    1959 

55 

2,905,963 

142,638 

4.91% 

May    1957 

123 

6,346,063 

216,985 

3-42% 

*     "Total    Rentable  Area"   does    not    include   basement   space,    first- 
floor   store,    bank  area,    or   owner-occupied   space    that    is    not 
for    rent. 

Note:      Exclusion   of   owner-occupied   space   from   the    total    of   a  1 1 
Boston   office   space   overstates    vacancy    rates. 

Source:      Building   Owners   and   Managers   Association,    Boston, 
Massachusetts  . 
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This   pent*up   demand    is   expressed    in   several    areas.      There    is   a    signi- 
ficant  difference    in    the    impact   of   major   space   users   making   management 
decisions   as    to   their   future   space   needs   and    the    incremental    demand 
from  a    series   of   smaller   space   users.      The   availability   of   major   users 
requiring    space    is    typically    the   pivotal    move   necessary    to  yield   new 
construction    (for  example,    Prudential).      There    is,    in  addition,    a 
competitive   aspect    to   the    realization   of    new  office   demand  which   appears 
to  create   some  acceleration    in   space  absorbtion   once   some   firms   have    re- 
loca  ted . 

While   analysis    of   office-space   demand   calls   for    review  of   market    indi- 
cators   such   as   employment,    value   added   by   manufacturing,    and   similar 
market  data,    the   office   space    inventory   of    itself   suggests  a  potential 
market  for  new  space.      There    is    little    reliable    information  concerning 
existing   occupancy    rates    in   Boston.      The   Building   Owners   and   Managers 
Association    (BOMA)    reports    that    in   2,600,000   square   feet  as    represented 
by   some   53   Boston   buildings,    there   was   a    vacancy   average   of   4.65%   in 
1961.       In    1963,    BOMA   figures   show  an    increase    in    total    space  and  an    in- 
creasing  vacancy    rate.       It    is    our   understanding    that    the    buildings   making 
up    this   3,000,000   square   feet  are   primarily    in    the   Class   A   or  prime   cate- 
gory and    thus    represent    those   structures   which   are   and   will    be  most   com- 
petitive with    buildings    to  be   developed    in  Government   Center  and  else- 
where.     Older   space,    falling    in   Class   B   or   Class   C   categories,    can   be 
assumed    to  be   subject    to  vacancy    ratios      substantially    in  excess   of    the 
noted    rate.      Even  assuming    the  availability   of    large  amounts   of    vacant 
space   at    low   rentals,    such   a   market   fact   need   not   be   a    deterrent    to   the 
marketability   of   parcels    for   office   space   development.      The   competitive 
effectiveness   and    interplay   among   new,    prime-quality   buildings    is    not 
related    to  any   great   extent    to  conditions   existing    in   older  Class   B   and 
Class   C   space.      Occupancy    levels    in   the   better   buildings   are,    of   course, 
of    interest. 

In  considering  the  magnitude  of  the  Boston  office  market  the  amount  of 
space  available  through  Government  Center  and  other  major  private  buil- 
dings, it  appears  that  the  amount  of  new  space  is  very  substantial.  It 
is  well  to  note  that  reliable  estimates  indicate  at  total  Boston  inven- 
tory of  over  20,000,000  square  feet.  Obviously  the  BOMA  reported  figures 
represent  only  a  minor  portion,  even  in  recent  years  the  reported  space 
has  declined  by  over  50%.  This  suggests  a  vast  market  with  a  large  in- 
ventory  comprised    in    the   main   of    older,    obsolete   structures. 

It    is   understood    that    the  750,000   square   feet   of    space   built  within 
the   past   five   years   enjoys   a    very   high   occupancy    level,    and    the   BOMA 
report   confirms    the   fact    that   prime   space    in   Boston   does    not   go  begging 
on    the   market.      Known   obstacles    to   development   of    new  space   on  a   pro- 
fitable  basis,    plus    the    rapid  absorption   by    the  market   of    that   space 
which   has   been   developed,    suggest    that  a    substantial    pent-up   demand 
exists   among   office-space   users. 
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SELECTED    LISTING    OF   BOSTON   OFFICE   RENT 


Per   Sq.    Ft 


Class  A 


1.  Travelers   Building  $6.00 

2 .  McG  raw  H  i  1 1  6 . 00 

3.  Liberty   Mutual  5,50 


Class   B 


1  .      Shawmut   Bank  $4.00 

2.  State  Street  Bank  4.50 

3.  Statler  Office  4.85 


Class  C 


1  .      Walker   Bui lding  $3-25 

2.  Li  ttle   Bui lding  3.60 

3.  Tremont   Building  3-90 
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The    Effect   of   Rental    Levels 

Even  assuming    that   considerable   untapped   demand  exists    in    the   Boston 
market,    the   degree    to  which' this    demand  will    be   activated  and  absorbed 
will    be    to  a   considerable   extent   governed   by    the   price  at  which    new 
space   comes    onto   the   market.      Existing   space    in   Boston,    even    in   build- 
ings   of    substantial    age,    is   found    to  command   substantial    rentals.      Most 
Class  A   space    in   Boston    rents    for   figures    in   excess    of   $4  per   square 
foot.      However,    there   are   few   instances    of    rentals   exceeding   $5   per 
square   foot,    and   only    the   most    recently   developed   buildings   have   ex- 
ceeded a    $6   figure   for  even  a   portion   of    their   space. 

The  existing,    substantial    pent-up   demand  may   be   expected    to   increase 
with   growth    in   general    business   activity.      However,    the  ability    to 
realize    this    demand  will    be    to  some   extent   controlled   by    the    rent 
levels   at  which    space   becomes   available.      Office   space   users   have   gen- 
erally  proven    their  willingness    to  be   flexible   by    the   fact    that    they 
have  made   do  with    older,    existing   structures    in    recent   years,    even    in 
the   face   of   population  and   business   expansion.      Thus,    their   ability    to 
withstand   pressures   for  expansion   until    space   becomes   available   of   a 
total    character   deemed   advisable,    is    indicated.      One   of    the   critical 
items    in    this    over-all    character  will,    of    course,    be    the    level    of    rents. 

Experience    in   comparable   metropolitan   areas,    as   adjusted    to  construction 
cost   figures   appropriate    in    the   Boston  area,    suggests    that    i  t  wi  1  1    be 
difficult    if   not    impossible    to  develop   prime   space   for    rent    levels   of 
less    than   $5-50    to  $6.50   per    rentable   square   foot.      While    the   "Class  A" 
space    indicates    buildings   wholly   post-war    in   nature,    these,    of   course, 
are    in    the   minority   and  are   shown    to   indicate    the    "top"  end   of    the   mar- 
ket  for  competitive   space.      While   such   a    general    level    may   not   be  ap- 
plicable   to  major    tenants    seeking    large   blocks    of    space,    it    is   believed 
to  be    the   smaller    tenants'    range   of    rents,    with   position  within    the 
range   depending   upon   final    design   and   standards   of    individual    buildings. 

Applicable    to  Back  Bay   development   opportunities,    the   preceding   dis- 
cussion  can   be   summarized   as    follows: 

a.  For  a    variety   of    reasons,    there   has   been    little   office 
space   development    in   Boston    in    the    recent   past   and, 
therefore,    a    substantial    pent-up    demand   for   such    space 
exi  s  ts . 

b.  At    the   present    time,    development   of   approximately 
4,000,000   square    feet   of   net    rentable   private   office 
space    is   planned   or   under   construction.      Additionally, 
the   consolidation   of    federal,    state,    county,    and   city 
governmental    offices    into   the  Government   Center  will 
make   office   space   now  occupied   by    these  agencies   avail- 
able   to   the   private   market.      Thus,    the    increase    in    the 
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private   office   space    inventory    is    so   substantial    that 
it   appears   advisable    to  evaluate    the   market's   actual 
absorption   capacity   prior    to  planning   additional    land 
for  office   use. 

The   Back   Bay   area   has    been   preferred    in    the    recent   past 
for   new  office   space   developments    in   Boston.      This, 
coupled  with    the   fact    that   a    large   number   of   financial 
institutions   are    located    in   Back  Bay,    would    indicate 
that   f  uture  ,  of  f  i  ce   space   developments    taking   place    in 
the   city   will    occur   either    in   downtown   or    in    the   Back 
Bay. 

While,    in   veiw  of    the   preceding,    no   specific   demand   can 
be  established  at    this    time,    such   a    demand   could   be  ac- 
commodated  under    the   proposed    land   use   plan    in    the 
future.      Therefore,    no    land   should   be   cleared  and 
planned   for    this    re-use   at    this    time. 


B   DEPARTMENT  STORE  FACILITIES 


At   the   present,    numerous   comparison   goods    stores,    most   of    them  carry- 
ing  high-quality    lines,    operate    in    the   Back  Bay.      These   facilities 
serve    the    total    metropolitan  area.      Therefore,    a    department   store 
catering    to   the   same   group    of   customers   now  attracted    to   the   Back  Bay 
could  also  be  expected    to  draw   trade   from   the    total    metropolitan   area. 
Any   analysis    of    the   demand   for  additional    department   store   space    in    the 
City   of    Boston  and    the   feasibility   and   advisability   of   meeting    this 
demand    in    the   Back  Bay   area   will    have    to  consider    the   following   factors; 

1.  Past   department   sales    trends   and   expected   future   sales 
volumes   available    to  department   stores    in    the   City   of 
Boston . 

2.  The   need   for   new  department   store   space   versus    the 
abi 1 i  ty   of   p  resent ly   opera  ting   facilities    to  absorb 
any    increase    in    volume. 

3-      The    likelihood  of   a    new   department   store  entering    the 
Boston  market,  and    relocation   opportunities   and   pro- 
blems  faced   by  department   stores   presently   operating 
i  n   Boston. 

1  .      Past   sales    trends   and   future   sales    volumes   available    to  depart- 
ment  stores    in    the   city. 

As    is    shown    in    the    table   on    the   following   page,    department   store 
sales    in    the   Boston   SMSA   have    increased   steadily   since    195^  and, 
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on    the   basis   of    the   forecast  population   growth   and    increase    in  per 
capita    department   store  expenditures,    are  expected    to   increase    to 
approximately   $460  million   by    1970. 

Sales   made   by   department   stores    in    the   CBD,    however,    declined   be- 
tween   1954  and    1958,    but   are   estimated    to  have    increased   slightly 
since    then.      As    is    readily  apparent,    CBD  department   store   sales   as 
a  percent   of   SMSA  sales   have  declined   sharply.      The   downtown 
stores'    share   of    the    total    SMSA  department   store  market  was  almost 
70%    in    1954,    only  60%    in    1958,    and    is   estimated    to  have   been  about 
52.5%   in    1962,    the    last  full    year   for  which   data  are  available.      On 
the   basis   of    this    trend,    but  considering    that    renewal   action    in    the 
City   of  Boston    in  general,    and    in  downtown    in  particular,    is   forth- 
coming,   the  CBD   share   of   SMSA   department   store   sales    is   estimated 
to  stabilize   at  about   50%   in    the   future.      Thus,    it    is   estimated    that 
by    1970   department   stores    in    the   City   of    Boston  will    have   sales   of 
approximately   $229  million,    an    increase   of   some   $38  million   from   the 
1962    level . 

PAST   TRENDS   AND   FORECAST  OF   DEPARTMENT  STORE   SALES    IN   THE 

BOSTON   SMSA  AND   CBD 


SMSA  Sales    (000) 
CBD  Sales    (000) 

CBD  Sales   as  %  of 
SMSA  Sales 

SMSA  Population    (000) 

Per  Capi  ta   D/S   Exp . 

1)  Last  year   for  which   annual    data    is   available. 

2)  Estimated   on   basis    of   monthly   department   store   sales   data   pro- 
vided  by    the  Federal    Reserve   Bank  of   Boston. 

3)  Estimated   on  basis   of   past   trends,   and  expected  population    level 
and  department   store  expenditures. 


2.      The   need   for   new  space   versus    the   ability   of   presently   operating 
facilities    to  absorb   any    increase    in   volume. 

Under    the  assumption    that  all    of    this    increased   volume  would   be 
available    to  new  department   store   facilities,    at  an  average 


1954 

1958 

1962    ,} 

1970 

$285,522 
$198,885 

$314,519 
189,260 

$364,270  Z\ 

191 ,1 14  2> 

$457,670  3) 
$228,835  3) 

69.7% 

60.1% 

51.5% 

50.0% 

2,458 

2,546 

2,662 

2,991 

$116 

$124 

$137 

$153 
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operating    level    of    $60   per   square   foot,    approximately  630,000 
square   feet   of    new  department   store   space   could   be  planned   for 
i  n    the    total  ci  ty ■      However,    this    volume   can  also  be    readily 
absorbed   by   existing   department   store   facilities   which   are  well- 
known  and   are  accepted   by    the  market.       It    is   estimated,    against 
the   existing   amount   of   department   store   space    in    the   city,    that 
this    total    volume    increase  would    result    in   an  average    increase   of 
$8    -   $10   per   square   foot   of   existing   department   store   space,    thus 
increasing   sales    to  a    level    still    well    within    the   operating   capa- 
cities   of   department   stores   presently    operating    in    the   City   of 
Boston.      For  example,    in    1962,    the   3,27^,000   square   feet   of   CBD 
department   store   space   had  an  average   sales    volume   of   $58   per 
square   foot.      Therefore,    additional    sales    opportunities    through 
1970  would  still    leave    these   stores  within    the    range  of    volume 
levels  which   such   stores   can  accommodate. 

3.      The    likelihood   of   a   new  department   store   entering    the   Boston 
market  and    relocation   opportunities   and   problems   faced   by  es- 
tablished Boston   stores. 

The    volume   available   for   future   years   could  possibly    (1)    induce 
the   department   stores   presently    located    in    the  City  of   Boston    to 
relocate    to   the   Back  Bay   area    or    to  establish   a    branch    there,    or 
(2)    attract   a    new  department   store    to   the   Boston   market. 

1.      Relocation    into   the   Back  Bay   area    of   a   quality   department 
store   presently   operating    in    the   Boston   market    is   considered 
to  be   highly   unlikely.      Downtown   Boston,    where    these   stores 
are   presently   operating,    still    is    the   strongest    retail    con- 
centration   in    the   city  and   will    be   strengthened   through   urban 
renewal    activities   planned    there.      This    factor,    plus    the 
fixed    investment  which   existing   facilities   have    in   downtown, 
make   a   move   from   there    to  Back  Bay   very   unlikely.      Similarly, 
it    is    not  expected    that  a   quality   department   store   presently 
operating    in   downtown   Boston  would   establish   a    branch    in   Back 
Bay   because    the    transfer   of    sales    volume   from   the   downtown 
store  would   probably   be   so  high   as    to  discourage   such   a   course 
of   action. 

While    there  exists   a   possibility    that   department   stores    now 
operating    in    the   Boston   market,    but   outside   of    downtown, 
might   find   a   Back  Bay    location   attractive,    all    the   quality 
department   stores   are    in   downtown    locations   and    thus    such   a 
store  would   be   of    the    type   catering    to  a    different   market 
than    the   area   attracted    to   the   Back  Bay   by   comparison   goods 
stores    operating    there   now.      Thus,    a    lower  quality   department 
store   could   not  expect    to  benefit   by    the    trade  attracted    to 
Back   Bay   by    these   comparison   goods    stores    nor   would   such   a 
department   store   benefit    these   other   stores. 
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2.      There   exists    the   possibility    that   a   quality   department   store 
not   presently   operating    in    the   Boston  market   could   be   at- 
tracted   to  a   Back   Bay    location.      As   an   example,    both    Lord  & 
Taylor  and  Saks   Fifth   Avenue  were  attracted    to   the  Washington, 
D.    C.    market   and   operate   now   in   suburban   Chevy   Chase.      However, 
it   must   be    recognized    that    the  entering   of   a    new  market   by   a 
department   store    is   a   highly   complex   problem.      While    it   has 
occurred    in    the   past  and   will    again   occur    in    the   future,    the 
entrance    into  a   new  market   usually   depends    on   specific   op- 
portunities  and    inducements    rather    than   on  a   general    market 
demand.      Specifically,    problems   such   as   existing   capital 
requirements    in   existing   markets,    the   selection   of   best   new 
opportunities    in  all    metropolitan  areas    in    the   United   States, 
the   problem   of    franchised  merchandised    lines,    the   character 
of   existing   competition,    servicing   and   warehousing   problems, 
and  advertising   problems   make    the   decision    to  enter  a    new 
market  an    individual    decision   by   any   particular   store  and   such 
decisions   cannot   be   forecast   on    the   basis   of   a    general    market 
demand . 

In   summary,    while    there   exists    the   possibility   of   a    department   store 
entering    the   Back   Bay  Area,    it    is   believed    that    this    is   highly   unlikely 
due    to   the   following    reasons: 

a)  Of    the   department   stores   presently   operating    in    the   Boston 
market,    only   a   quality    department   store   would   find    the   Back 
Bay   attractive   and  would   benefit   existing   comparison   goods 
stores   presently   operating    there.      These   quality   department 
stores   all    have   downtown    locations   and    therefore   are   unlikely 
to  either    relocate    to   the   Back  Bay   or   establish   a    branch    there 
on  account   of    the    resulting   high    volume    transfer   from   the   down- 
town  unit. 

b)  With    regard    to  department   stores   not   presently   operating    in    the 
Boston   market,    the   decision    to  enter  a    new  market    is   a   highly 
complex   one   and,    on   the   basis   of   a   general    demand   study   alone, 
cannot   be   anticipated. 

C      PARKING   GARAGES 


In   general,    the   demand   for  parking   garages   obviously   depends   upon    the 
existing    land   use    in   any   given  area.      Over    time,    various    ratios   have 
been   developed   on   the   basis    of   which    the   parking    requirements   have 
been   and   can   be   forecast   for  areas   of    various   different    land   uses: 
industrial,    commercial     (retail,    office,    other   commercial)    and    resi- 
dential.     Therefore,    plans    for  parking   facilities   by   necessity  are 
made   once    the    land   use   pattern,    density,    and   principal    functions   of 
any   given   area   are   well    defined.       In   other  words,    the   demand   for  par- 
king  facilities    is   a   derived   demand    -   derived   from   the    land   use   com- 
position  of   a   given   area. 
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With   numerous   changes    now   taking   place   and   planned    in    the   Back  Bay 
area   and   gradual    changes   expected    to   result   from   the   development   of 
the   Prudential    Center,    the   Massachusetts   Turnpike,    and   urban    renewal 
treatments   proposed,    the   parking   facilities    required    to  serve    the   area 
after    these   changes   have    taken   place   cannot   be   determined    in   sufficient 
detail    at    this    time.      Rather,    it   will    have    to  be   determined   on    the   pro- 
ject   level.      However,    the   following   general    remarks   highlight   changes 
in   parking   facilities    demand    likely    to   result   from   renewal    and    the   de- 
velopments  presently   occurring    in    the   Back  Bay. 

At    the   present    time,    a    visual    inspection   of    the   area    indicates   a    sub- 
stantial   shortage   of   conveniently    located   parking   facilities.      Park- 
ing  facilities   are    insufficient   partly   due    to   the   following    reasons: 

1.  The   commercial    traffic    terminating    in    the  area    is    sub- 
stantial.     Particularly,    shopper    traffic    is   heavy    in    the 
areas   of   comparison   goods   stores,    notably  along   Newbury 
Street . 

2.  Through    traffic   on    local    streets    is   high;    thus,    no  all-day- 
on-street   parking    is    feasible  along   a    number   of    streets. 

3.  Traffic    in    the    residential    areas    north    of   Newbury   Street 
and   parking   demand    is   high    due    to   the    large   number   of    single 
people   and   students    residing    there. 

Against    the   preceding   discussion,    it    is   difficult    to  assess   at    this 
time    the   demand   for  parking   facilities    in    the   future   and    the   economic 
feasibility   of   parking   structures.      However,    should   on    the   project 
level    a    specific   demand   be  established,    there   are    three    types    of   po- 
tential   developers   and   operators    likely    to  be  most    interested    in  ac- 
quiring   land   for    this   use.      These   are: 

a)  A   group   of   merchants    interested  as   a    unit    in   strengthening 
the    retail    section   of   which    they   are   part   by   providing   cus- 
tomer parking   facilities; 

b)  An    individual    business   man   or  merchant  whose   business   would 
benefit  most    through    the   addition   of   parking   facilities; 

c)  The   city    itself   may   be    interested    in   off-street  parking   de- 
velopments   in   order    to  alleviate   congested    traffic   con- 
ditions  caused   partly   by   all    day   parking   along    residential 
si  de   streets . 
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It  would   appear    that    the   merchants    in    the  area,    anticipating    the 
precarious   competitive   situation    into  which    the   opening   of    new   re- 
tail   facilities    in    the   Prudential    Center  will    put    them,    would   be 
most    interested    in    the   development   of   either   parking    lots   or   park- 
ing  structures    to  serve    their   stores.      However,    unless   an   explicit 
understanding   with    such   a   group   could   be    reached   prior    to  planning 
these   parcels,    it  would  appear  extremely   difficult    to  market  any 
land    to  such   a   group.      The  main    reason   for    this    difficulty    lies    in 
the   fact    that    the    individual    small    businessman   may   find    it    impossi- 
ble   to   raise    the   necessary   funds    to  pay   his    share   of    the  acquisition 
and   development   costs.      Furthermore,    disagreements   as    to   the   pro- 
portionate  share   each   business    should   pay   are    likely    to  errupt 
within    the   group;    additionally,    some   merchants   may    take    the   attitude 
to    let    the   other   businesses   carry    the   costs   alone   since    they  would 
benefit  equally   whether   participating   or   not. 

Possibly   an    individual    merchant  whose   business   would   benefit  most 
from  a    nearby   parking   development   can   be   found.      This   would   be  a 
matter   of    searching   for  one   particular   party   who  would   be  willing 
to  develop    such   facilities.      Land   for   parking   facilities   could    then 
be   planned   against  a    specific   understanding   with    such   an    individual. 

A   final    possible   developer  and   operator   of   parking   sites    of   garages 
would   be    the   City   of   Boston    itself.      Whether    this   would   be   handled 
by    the   city's   parking   authority   or    through    the   creation   of   a    local 
improvement   district    is   a   matter   of   policy.      The   city,    while   not 
desiring    to  make    these   facilities   available   for    the    local    merchants 
per   se,    may,    on   account   of    the   general    lack  of    off-street  parking 
in    the   area   and    the    improvement    in    traffic   conditions   which    such 
facilities   might    result    in,    be   an    interested   party. 

In   summary,    it    is    believed    that   more   detailed   project    level    plan- 
ning   is    required   before   an   accurate   assessment   of    the   Back   Bay's 
parking   demand   can   be   made.      At    that   stage    in    the   planning   process 
it   can   be   determined  whether   or   not    land   should   be  planned   for   park- 
ing  structures,    whether   or   not    they   would   be   of    interest    to  private 
developers    or  whether    the   city,    a    group   of   businessmen,    or   an    indi- 
vidual   businessman   might   be    the   most    logical    developer   of    such   faci- 
lities   in    the   Back   Bay. 

D     CONVENIENCE   RETAIL  FACILITIES 


Under    the   assumption    that    rehabilitation   of    the    residential    area 
north   of   Newbury  Street  will    result    in   a    substantial    change    in    the 
social    and   economic   characteristics   of    the    resident   population   from 
the   present   cross    section    to  more   family   units,    it   appears    that   con- 
venience   retail    facilities   now    located    in    the   area   are    inadequate    to 
properly   serve    the  area.      While    the   shortage   of   convenience   facilities 
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may   not   be   acute   at    this    time   due    to   the   preponderance   of    single   people 
in   this   area,    the   plan   should   provide   for  more   extensive   facilities    for 
the   more   family   oriented   population  which    is   expected    to   reside    there 
following    rehabilitation.       In   order    to  assess    in   more   detail    the   con- 
venience   retail    needs   of    the   Back   Bay,    the   GNRP  area   has    been   divided 
into   three   sub-areas   which,    following    the   completion   of   highway   con- 
struction,   could   be   expected    to  be    logical    trade  areas   for   new  conven- 
ience  facilities    located    there.      These    three  areas   are   shown   on    the 
facing   map. 

Area    1 


This   area    is   bounded    to   the   north   by    the   Charles   River  and    to   the   south 
by   Boylston   Street.      To   the   west,    it   has   economic    ties   with    the  Parker 
Hill    -  Fenway   area   and    thus,    the  exact   western   boundary   will    depend    to 
a   major  extent   upon    the   amount   of   new  facilities   built    there   which   would 
be   directly   competitive   with    facilities   developed    in  Area    1.      To   the 
east,    the   exact   boundary   will    depend   on    the    location   and    the   strength    of 
retail    facilities   developed.      The   boundary   has   been   drawn  along   Exeter 
Street   because,    if    new  facilities   are   developed   at  all,    they   probably 
would   be   built   near   or  along   Massachusetts  Avenue   and   under    this   assum- 
ption   their   drawing   power   could   be  expected    to  extend   eastward   approxi- 
mately  as    shown.      The   population    level    in    this   area   will    be   dependent 
upon   both   a   policy   decision    in    regard    to   the   development   of   high-rise 
apartments   and    the   success    in    rehabilitation   which   would   entail    the 
changes    in    the   population    characteristics    outlined    in   Section    I.      Under 
the  assumption    that    treatment    in    this   area   will    be    limited    to   rehabili- 
tation,   a   population    level    of   about  6,500   persons   appear    to  be    logical 
for   present   planning   purposes.      The    income    level    and   consequently    the 
expenditure   pattern   of    this    resident   population  also  will    vary   from 
those   presently   found    in    the   area    if    the    rehabilitation    results    in  a 
change   of   population   and    its   social    and   economic   characteristics. 

Retai  1   Area    2 

This   area    is    bounded    to   the   north   by    the   Charles   River,    to   the   east   by 
the   Public  Garden,    and    to   the   south    by    the   Massachusetts   Turnpike  and 
Stuart  Street.      The  western   boundary   of    this   area,    along    Exeter  Street, 
is   also   the   eastern   boundary   of    Retail    Area    1    and    this   boundary,    as 
previously   pointed   out,    will    vary   with    the   strength   and    the   size   of 
facilities    developed    in   either  area. 

Again,    based   on    the  assumption    that    the    rehabilitation   process    in   this 
area   will    result    in  a   population  with   changed  economic  and   social    char- 
acteristics,   a   population    level    of   7,500   persons   appears    to  be    logical 
for  planning   purposes. 
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Retai  1    Area    3 

This   area,    which    lies    south    of    the   Prudential    Center  and    the   Massachusetts 
Turnpike,    is    totally   separated   from  other  adjoining   neighborhoods   except 
in    the   west   where,    along   Massachusetts  Avenue,    it  adjoins    the   Parker  Hill- 
Fenway   area.   Renewal    in    this   area   will    be  more  extensive    than    in    the    two 
other  areas;   yet,    less    of   a   change    in   population   characteristics    is   ex- 
pected  here    than    in    the   other    two.       Income    levels    in    this    neighborhood 
are   now,    and  are   expected    to  continue    to  be,    substantially   below   those 
found    in    the    rest   of    the   Back  Bay   and    thus   opportunities   for   new   retail 
developments   are    relatively   more    limited.      Still,    in    view  of    the   fact 
that   substantial    clearance    is   planned   for    this   area,    new   retail    facili- 
ties   to  serve    this    neighborhood  are   more    likely   here    than  anywhere  else 
in    the   Back   Bay   GNRP   area. 

The   population   of    this   area    is   estimated    to  stabilize  around  4,000   per- 
sons  upon  execution   of   present   plans.      This    includes   only    the   population 
residing   east   of   Massachusetts  Avenue,    but,    depending   upon    the  amount   of 
space   developed    in    the   Parker   Hill    -   Fenway  area    on    the  west   side   of 
Massachusetts  Avenue,    the   population    tributary    to   new   retail    developments 
in    this   area   might   be   substantially    larger.      Similarly,    should   a    strong 
convenience   development   be   built    in   close   proximity    in    the   Parker  Hill    - 
Fenway   project,    opportunities   available    to    retail    facilities    in  Area    3 
would   be   substantially    reduced. 

Convenience   Retail    Potential 


The   following   analysis   has    been   designed    to   indicate   first    the    total    de- 
mand  for   selected   categories   of    retail    goods    originating    in   each    of    the 
sub-areas   within    the   concept   of    the   plan,    and   second,    a   comparison   of 
existing   food   outlets    to   the    total    demand   as   an    indication   of    their 
relative   sufficiency.       In   developing    this   demonstration  a    number   of 
assumptions   have   been   made,    the   most    important   being    that    the   proposed 
residential    rehabilitation   process   will    result    in   a    substantial    increase 
in    the    number   of    family    units    in    the   area    and   consequently   a    shift    in 
expenditure   patterns    in    the   area.      Therefore,    this   demonstration   should 
be    recast  at   such    times   as    the   future   characteristics    of    the   area's 
population   can   be   anticipated. 

1.      The   per   capita    incomes   were   calculated   for  each   of    the    three   de- 
lineated areas.      These   are   based   on   data   provided   by    the    I960 
Census    of   Population,    but  were   adjusted   for   under-reporting. 
Using    this    data   as   a    base,    estimates   were   made  as    to   the   per 
capita    income    levels   which   are  expected    to  prevail    within  each 
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of  the  areas  following  rehabilitation.  The  estimates  for  Areas  1 
and  2  assume  that  a  substantial  population  change  will  take  place 
in    these  areas    on   account   of    rehabilitation. 

PER  CAPITA    INCOMES 


Area    1  $3,300 

Area    2  $3,100 

Area    3  $2,100 

On  the  basis  of  per  capita  incomes  and  the  social  characteristics 
of  the  population  expected  to  reside  in  each  area  after  rehabili- 
tation, an  expenditure  pattern  is  calculated.  This  pattern  is  de- 
rived from  data  provided  in  the  1958  Census  of  Business,  up-dated 
and  adjusted  to  reflect  the  expenditures  which  can  be  expected  to 
be  made    in   each    of    these   areas    on   account   of    varying    income    levels, 

PER  CAPITA  EXPENDITURE  PATTERN 


Food  Variety  Hardware  Drugs 

Area    1  $400  $30  $25  $65 

Area   2  $380  $30  $20  $60 

Area   3  $320  $25  $15  $50 

3.      The    total    sales   potential    generated  within  each    trade  area   are 
arrived  at   by   multiplying    total    population    in    the   area   with    the 
per   capita   expenditures   made    in   each    retail    category.      This    total 
potential    is    shown    in    the   following    table. 

TOTAL  AREA   EXPENDITURES 


(Popu  la  ti  on)  Food  Variety  Hardware  Drugs 

Area    1  (6500)  $2,600,000       $195,000       $163,000     $422,000 

Area   2  (7500)  $2,850,000       $225,000       $150,000     $450,000 

Area   3  (4000)  $1,280,000       $100,000       $60,000     $200,000 

4.      Regardless    of    the    type  and   distribution   of    new  convenience    retail 
facilities,    a   certain   percentage   of   expenditures   will    be   spent    in 
facilities    outside   of    this   GNRP   area.      For    these   preliminary   fig- 
ures,   it   has   been  estimated    that    the   following   percentages    of    total 
expenditures   will    be   made   within    the    three    trade  areas:      food   85%; 
variety   80%;    hardware   80%;    drugs   80%.      On    this   basis,    new  facilities 
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in    the    three    trade  areas   could   be   expected    to  have    the   following 
sa les . 

TOTAL   LOCAL  SHARE 

Food  Variety  Hardware  Drugs 

Area    1  $2,210,000  $156,000  $130,000  $338,000 

Area   2  $2,423,000  $180,000  $120,000  $360,000 

Area   3  $1,088,000  $   80,000  $  48,000  $160,000 

5.       In   order   to  convert    total    potential    available    to  each   area    into 

estimates    of    square   footages    of   new  space  which   could   be   developed, 
the    total    local    potential    was   divided   by   normal    sales.      Normal 
sales  are  annual    sales   per   square  foot  which   new  stores   customarily 
have    to  achieve    in   order    to  warrant   development.      The  following 
averages   have   been   used:      food    (supermarkets)    $125;    variety   $40; 
hardware   $40;    drugs    $65-      On    this   basis    the   square   footage   of   new 
space  warranted    in  each   area    is    shown    in    the   following    table. 

TOTAL  SPACE  WARRANTED 
(At  new  space  volume  levels) 

Food  Variety  Hardware  Drugs 

Area    1  17,700  3,900  3,300  5,200 

Area   2  19,400  4,500  3,000  5,500 

Area   3  8,700  2,000  1,200  2,500 


These  are,    of   course,    a    number   of   food   outlets    in    the   Back  Bay  GNRP 
area.      Their    locations   are    identified   on    the  accompanying   map   facing 
page   35-      Reference    to   the   map    indicates    that   sub-area    one   has    five 
grocery   outlets,    all    of   which   are  either   small    grocery   stores   or 
delicatessens;   area    two  has   one   outlet,    an   S.    S.    Pierce   Co.    food 
specialty   store;   and  area    three   has    seven   outlets,    including    three 
supermarkets   and   four    in    the   grocery   store  and   delicatessen   category. 
Estimates   of    the    total    areas   occupied   by    these   stores   are    listed   be- 
low  in    two  manners;    first,    the    total    area   as    determined   from  field   sur- 
veys,   and   second,    the    total    areas   adjusted    to  new  space   volume    levels. 
The    third   column   of    figures    is    the   net   new  space  which   could   be  warranted 
under    the   governing   assumptions. 
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GROCERY   OUTLET  SPACE   NEED  ANALYSIS 

Net   space   needed 
Gross   Space        Space  Available  Adjusted    to       under  present 
Ava  i  lab le  new  space    volume    levels.  planning   proposal 

Area    1  8,000   sq.ft.  5,000   sq.ft.  12,700   sq.ft. 

Area    2  6,000   sq.ft.  6,000   sq.ft.  13,400   sq.ft. 

Area    3         14,000   sq.ft.  12,000   sq.ft. 


On   balance    these   data    indicate    that,    if    the    residential    rehabilitation 
leads    to  a    replacement   of    the   present   student  and   single   person   popu- 
lation  complex    in    the   area    north   of    Boylston   Street,    there   will    be  a 
need   for  additional    convenience   retail    locations.      The  exact    location 
cannot   be   determined   at    this    time   since    there    is    the   possibility    that 
convenience    retail    facilities   will    be   developed    in    the   nearby   Parker 
Hill    -  Fenway   GNRP   area   and/or    in    the  Prudential    Center  which   will    in- 
fluence   the   amount   of    space  which   might   be   planned   for    in    this   area. 
On    the   project    level,    where    i t  wi  1 1    be    known   how  much   presently   oper- 
ating  space  will    be   cleared  and   how  much   new  space  will    be   developed    in 
nearby   areas,    more  exact   forecasts   can   be   developed.      Also,    at    that    time 
and   on    the   basis   of   more    refined   data,    decisions   can   be   made  as    to 
whether   or   not    the   amount   of    new  convenience    retail    space  warranted 
should   be   developed  as   adjuncts    to  exist    in   strip   commercial    areas    or 
in    independent,    small    neighborhood   shopping   centers. 


In    summary,    the   plan   for    the   Back  Bay  GNRP   area   properly   provides   for 
an  expansion   of    this   area's    secondary   business   district  which   may   occur 
over    time  as   a    result   of    the   development   of    the   Prudential    Center,    the 
Massachusetts   Turnpike  and    the   urban    renewal    treatment   proposed.      While 
exact   data   as    to   the   demand   for   office   space,    parking   garages,    and   de- 
partment  store   facilities   will    have    to  be   arrived  at   on    the   project 
level,    and  while    the   amount   of   convenience    retail    facilities   warranted 
will    depend   upon   both    the   amount   of   clearance  and    the   degree   of    success 
in    rehabilitation   of    the    residential    areas   north    of   Newbury   Street,    it 
appears   certain    that   any   demand   for   space   for    these   commercial    uses   can 
be  accommodated  adequately   within    the   framework   of    the   proposed    land   use 
plan. 
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SECTION    IV 


INDUSTRIAL    LAND   USE 


Industrial    land   use    in    the   Back   Bay  GNRP   area    is   a   minor   use.      The 
largest   concentration   of    industrial    space    is   west   of    the   Prudential 
Center;   a    limited  amount    is    located  along    the    railroad    right   of   way, 
and   some    industrial    use   has   penetrated    the   western   part   of    the   pre- 
dominantly  commercial    strip   between   Boylston   Street  and    the   alley 
separating   Commonwealth  Avenue   and   Newbury   Street. 

With   one   exception,    all    industrial    space    in    the   Back   Bay   will    be 
cleared  either    to  allow  highway   construction,    in    the   clearance   of 
the   blighted   section    in    the   area    south    of    the   Prudential    Center,    or 
because    industrial    land   use    is    incompatible  with   other,    primarily 
residential,    land   use.      The   noted  exception    is    the   printing   plant 
of    the   Christian   Science   Monitor  which   covers   an   entire   block  ad- 
jacent   to    the   mother   church    of    this    denomination.      This   plant,    in 
excellent   condition  and  with    interior    truck  parking   and    loading 
space,    has    the   appearance   of   an    institutional,    rather    than    indust- 
rial,   building.       It   can  and   will    be   maintained   as   a   compatible   use 
in    thi  s   a  rea . 

Since    the   number   of   firms    to  be    relocated   from    industrial    space 
they   now  occupy    is    relatively   small,    it    is   expected    that,    with   care- 
ful   planning,    they   can   be    relocated  within    the   City   of   Boston. 
Therefore,    the    industrial    aspects    of    the  GNRP   plan   are   not   ex- 
pected   to  adversely   affect    the   city's    tax   base. 

No  new  industrial  land  is  planned  for  the  GNRP  area  and  therefore 
no  estimate  as  to  an  absorption  rate  for  cleared  land  for  indust- 
rial   re-use   has   been   made. 
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SECTION   V 


EVALUATION    OF    THE    PROPOSED    LAND   USE   PLAN 


Against    the   preceding   discussion   of    the   Back  Bay's    residential,    com- 
mercial,   and    industrial    land   uses,    the   problems    likely   encountered    in 
rehabilitation,   and    the    future    importance   of    the   Back  Bay    relative    to 
the    total    city,    this    section   of    the    report  will    briefly   summarize  and 
evaluate    the   proposed    land   use   plan   as   a   whole. 

The   primary   purpose   of    the   plan    is    the    improvement  and   accommodation 
of    the   existing   uses    in    the  area    rather    than   a   change    in    the    land   use 
pattern.      The   plan,    as    illustrated   on    the  map    opposite,    does    not    re- 
present a    radical    departure   from   the   present    land   use   pattern  and    is 
in   keeping   with    the   historic    role    that    the   GNRP   area   has   played    in 
relation    to   the   city   as   a   whole.      The   physical    soundness    of    structures 
in    the   Back  Bay   and   past   market  activity    indicate    that    the  area   gen- 
erally   is   economically   healthy   and   for    this    reason    the    rehabilitation 
approach   seems    to  be   proper.      Basically    the   plan   calls    for    (a)    the 
rehabilitation   of    the    residential    area    north   of   Newbury   Street,    (b) 
accommodation    through   direction   and   guidance   of   demand   for   commercial 
space   needs    likely    to   result   from   the   Prudential    Center   development, 
and    (c)    clearance   and    rehabilitation   of    the    residential    areas    south 
and  west   of    the   Prudential    Center.      Basic   features    of    the  plan  are 
the   elimination   of    non-compatible    land   uses   and    improvements    in    the 
existing    traffic   pattern   for    the   benefit   of    the    total    area. 

Rehabilitation   of    residential    areas   north    of   Newbury   Street 

As   previously   pointed   out,    the   decision    to   rehabilitate    this   area    is 
based   on   economic   and   other   considerations.      While  a   proper  approach 
to   the   area,    the    implementation   of    the    rehabilitation   objectives    is 
expected    to  be   a    difficult   and    lengthy   process.      Particularly,    a 
change    in    the   characteristics   of    the   population    residing    in    the  area 
is   considered    to  be   a    necessity    if    rehabilitation    is    to  preserve    this 
area    for    the   future.      The   need    to  meet   housing   demands    for   a   majority 
of    the   present    resident   population   elsewhere,    and  a   need    to   relocate 
some   of    the    institutions    in    this   area,    are  expected    to  make    the    re- 
habilitation  program  extend   over   a    number   of   years.      Furthermore,    as- 
suming   that    this    rehabilitation   will     indeed    result    in   a    population 
with   changed  economic  and   social    characteristics,    new  convenience    re- 
tail   facilities   will    be    required    to  serve    this   area   and   will    in- 
volve  careful    planning   on    the   project    level    to  achieve  a   proper   balance 
between   new  facilities   and    rehabilitated   facilities   which   will    be    re- 
ta  i  ned . 
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Assuming   successful    rehabilitation   of    the  area,    the    tax    revenues   gen- 
erated after   completion   of    rehabilitation   are   expected    to  be    larger 
than    those   generated  at    the   present. 

Accommodation    of    demand    for   commpercial    space 

In    recognition   of    the    impact   of    the   Prudential    Center   development   upon 
commercial    space   needs   and    the   natural    growth   and  expansion   of    the   Back 
Bay   commercial    area,    the   plan   provides    for  adequate   expansion   space   for 
these   uses.      This    is   considered    to  be    the   proper   course   of   action,    even 
though   a    specific   demand   for   specific   uses    in    this   area    cannot   be  as- 
certained  until    the   market's    reaction    to   the    large  amount   of   all    types 
of    new  commercial    space   now  under   construction   or   planned    in   both    the 
Back  Bay   and    in    the   CBD   can   be  evaluated.      Particularly,    it    is    likely 
that   over    time    the   financial    institutions    in    this   area    may    require  ad- 
ditional   space   and    that    they   would   find    this   area   a    logical    place   for 
new  developments.      For    this    reason,    it  appears   advisable    to  undertake 
the    rehabilitation   of    this   commercial    area   after    rehabilitation   of    the 
residential    areas    (the   area   north   of   Newbury   Street  and    the  area    south 
of    the   Massachusetts   Turnpike)    has    been   completed.      At    that    time,    the 
market's   absorption   of   new   space   now  under   construction   or  planned   can 
be   better  evaluated  and    the   commercial    space   needs    in   the   Back   Bay   more 
accurately   assessed.      By   following    this   course   of   action,    the   decision 
may   be  made  at    that   future   date    to   turn   over    this   entire  area    to  com- 
mercial   use   exclusively    since    the    impact   of    the   Prudential    Center  and 
the   natural    growth    of    this   area   may   suggest    that  additional     land   for 
commercial    space    is    needed. 

The    land   cleared    in    this   area   by    the   Massachusetts   Turnpike  Authority 
is    for   purposes    of   construction   of    the   Turnpike  and   Turnpike-related 
uses.      No  other    land    is   expected    to  be   brought   on    the   market  and   there- 
fore  no  absorption    rate   for   cleared    land   has   been   established.      Past 
market  activity,    new  private   commercial    developments,    and    the    location 
and   over-all    strength    of    this   area    suggest,    however,    that  any    land 
which    should   come   on    the   market   would   be    readily   marketable.      Similarly, 
more    intensive   use   of   commercial    land    is    likely    in    the   future. 

Clearance   and    rehabilitation   south    of    the   Prudential    Center 

Proposals   for    this   area   call    for    the   over-all    rehabilitation  and   some 
clearance   of    this   primarily    residential    area,    the   elimination   of    non- 
compatible    land   uses,   and   the   development   of    new  convenience    retail 
facilities   along   Massachusetts  Avenue. 
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Owing    to   the   close-in    location   of    this   area   and    its   proximity    to  shop- 
ping,   employment,    and    recreational    facilities,    this   approach    should   be 
sufficient    to  upgrade    this   neighborhood    into  an  attractive    in-town    resi 
dential    area.      Of   particular    importance    is    the   fact    that    the   Christian 
Science   Church,    largest   single    land   owner    in    this   area,    is   presently 
working   on   a   master   plan   for    its   holdings   and    is   expected    to  sponsor 
middle    income   housing   on   some   of    its   properties.      Such    new   residential 
developments,    the   over-all  rehabilitation   of    the  area,    and    its   advant- 
ageous   location   should  make    land   which   will    come   on    the  market    through 
the   urban    renewal    process    readily   marketable   for   new   residential    de- 
velopments.      In    this   area,    as    in    the   other  areas,    an    increase    in    tax 
revenues    generated    is   expected    to   result   from   rehabilitation  and    re- 
de ve  1  op men t . 


In   summary,    the   proposed    land   use   plan    is    no  drastic   departure   from 
the   existing   pattern.      Only   very    little    land   will    come   on    the   market 
through   clearance   since    the   soundness    of    structures   and    the   over-all 
strength    of    the   area    indicate    that    rehabilitation    is    the   proper   ap- 
proach.     The   potentials    of    this   area   are   judged    to  be   second   only    to 
those   of    the   CBD.      For    this    reason,    and    in   view  of    the   proposals   ex- 
pressed   in    the   plan,    tax    revenues   generated   by    the   Back  Bay  GNRP   area 
are   expected    to   increase   as   a    result   of    the    treatment   proposed    to  up- 
grade   thi  s   area  . 
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SECTION  VI 


AREAS  OF  SPECIAL  INTEREST 


Under    the   contract  with    the   Boston   Redevelopment  Authority,    the   con- 
sultant   is    to  provide  a    special    evaluation   of   a    number   of   problem 
areas    in    the   Back   Bay  GNRP   area.       In  a    letter   dated   July    19,    1963, 
these   special    problem  areas   have   been    identified  as   follows: 

1 .  I nsti  tuti  onal    G  rowth 

Examination  and    recommendations    regarding    the  expansion 
and   conversion   of   former    residential    properties    to  dor- 
mitory  use   by   numerous   Back  Bay   schools   and   colleges 
and    the   feasibility   of    re-conversion   of    institutional 
uses    to   residential    uses. 

In   conjunction  with    the   above,    an   analysis   and   dis- 
cussion  of    the   consequences   of   a    large    transient  and 
student  population   caused   by    the   conversion   of    rooming 
houses   and   small    apartment   buildings. 

2 .  Prudential    Complex 

An   economic   evaluation    to  demonstrate    the    impact  and 
pyramiding   of   property   values    (real    estate   speculation) 
throughout   the   entire  GNRP   area    in    terms    of   existing 
and   potential    commercial    and    residential    development 
and   directional    determination   of    the    land  areas    in- 
volved. 

3 •      Copley   Square,    Boylston,    Newbury   Streets  Area 

A   study   of    the   function   of    this   commercial    area    in    terms 
of   existing   and   potential    and   economic   considerations   as 
they  effect    the   Back   Bay  GNRP   and   contiguous   areas   and 
also  an  assessment   of    the   practical    value   of   existing   art 
galleries   and  antique   shops   along   Newbury   Street. 

k .      Commonwea 1 th  Avenue 

An  appraisal    of    the   feasibility  and    its    resulting    rami- 
fications  of   establishing  a    "diplomatic   consulate    row" 
and   "a   governor's   mansion"  along    this   boulevard. 
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5 .  Christian   Science    Church 

Consideration   of    the    sphere   of    influence  and   control 
exerted   by    the   Chri.stian   Science   Church   as   an   organic 
economic   force    in    the   Back   Bay   area. 

6 .  Insurance    Industry 

The   dominance  and    importance   of    the    insurance    industry 
in  GNRP    in    relation    to   its    being   a    large    land   owner  and 
generator   of   huge  amounts    of   capital    flow. 

These    individual    problem  areas   will    be   discussed    in    the   following   para- 
graphs . 

I nsti  tuti  ona 1    G  rowth 


As   has    been   pointed   out    in   previous    sections,    the    large    transient  and 
student   population   found    in    the   Back  Bay    residential    areas    is    the    re- 
sult  of    two  factors   working   simultaneously:    through   changes    in    the 
mode   of    living,    the    town   houses    in   Back  Bay   were   gradually  abandoned 
by    the   well-to-do   in   favor   of   either   suburban   homes    or   smaller   houses 
or  apartments    in    the   city   which    lent    themself   better    to  modern    living 
with   fewer   servants.      Homes    in    the   Back  Bay,    no    longer   used   for    the 
purpose    they   were   built   for    thus    became    investment  properties   and  were 
converted    into  apartment   houses   and    to  semi -public  and   private    insti- 
tutional   use.      The   growth   of    the    institutions    in,    and   especially  west 
of,    the  GNRP   area,    and    the   area's   close-in    location   created  a    demand 
for   small    apartments   and    rooms.      Thus,    former  apartment   houses   were 
once   more   converted    to  smaller   units   which    resulted    in    the   situation 
as    i  t  exi  sts    today. 

It    is    believed    that    the    rehabilitation   of    this   area    is    necessary    to 
prevent    its    deterioration    in    the   future.      Since    this    rehabilitation 
is   primarily    the    rehabilitation   of    the    interiors    of    structures,    the 
number   of   dwelling   units   will    be    reduced    in    the   process   of    bringing 
them  up    to  standard.       In   order    to  achieve   voluntary    rehabilitation   on 
part   of    landlords    the   apparent   strong   demand   for   small    apartments   and 
rooms   must   be    reduced.      This    could   be   accomplished   by   providing   equally 
attractive,    alternate    living   quarters    to   the   student   population   out- 
side  of    this   area.      Similarly,    a    reduction    in    the   number   of    insti- 
tutions   located    in    the   Back   Bay,    especially    institutions   which   attract 
large   numbers    of    students,    would    tend    to   reduce    the   over-all    demand 
for    the    type   of   accommodation   presently   found    in   the   area   and    thus 
might   facilitate   voluntary    rehabilitation. 
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Generally,    rehabilitation  must    result    in  a   change   of   population 
characteristics    in    this   area    if    it    is    to  preserve    the   Back   Bay 
neighborhoods    for    the   future.      For    this    reason,    the    image   of    the 
area   must   be   changed    through    the   urban    renewal    process   from   one 
housing   predominantly   students   and    transients    to  one   which   will 
appeal    to  families.      Therefore,    some   elimination   of    institutions 
and    the    re-conversion   of    small    apartments,    rooming   houses,    and   pre- 
sently   institutional    space    is    recommended,    but    the    implementation 
of    this    recommendation    is   expected    to  be   a    difficult  and    lengthy 
p  rocess . 

Prudential    Complex 

Since    it    is   quite   obvious    that    the   development   of    the   Prudential 
Center  will    significantly   strengthen    the   Back  Bay   area   as   a    secon- 
dary  commercial    district,    an   appreciation   of    land   values    in    this 
commercial    area   and   particularly    in    the    immediate   vicinity   of    the 
Prudential    Center   could   be  expected.      Similarly,    though    to  a    lesser 
extent,    residential    investment   properties    in    the   vicinity   could   be 
expected    to  appreciate  as   well. 

However,    the   extent   of    this   appreciation  cannot   be   ascertained  at 
this    time.      A   search    in    the   files    of    the   Boston   Redevelopment  Auth- 
ority   indicates    that   very   few  properties   have   changed   hands    in    the 
recent   past,    too  few   indeed    to  establish   a    trend.      Nevertheless, 
the  absence   of    such    sales    is   believed    to    indicate    that  present   pro- 
perty  owners    in    this    area   are   unwilling    to  sell    at    this   particular 
time,    probably    in    the   anticipation   of    substantial    gains    through 
property   value    increases.      Thus,    expectations   of   present   owners   are 
probably   higher    than    those   of   developers   who  would   be   bringing   new 
commercial    space   on   the  market   at  a    time   when    the  market's   absorption 
rate   of    such    space    is,    in   all    likelihood,    very   small    due    to   the   number 
of    new  developments   open    (i.e.    the   Prudential    Center)    or   under   con- 
struction   (i.e.    the  Government   Center   complex).       It    is   expected    that 
this    impasse   between   buyer  and   seller  will    continue   until    such   a    time 
as   developers   have   had    the   opportunity    to  fully  evaluate    the   finan- 
cial   aspect   of    the   new  commercial    developments    in    the   Back   Bay   after 
the   market  has   absorbed    the   new  space   now  being    developed,    and    the 
land   prices   which   such    new  developments   could   support. 

Numerous   sales    of    residential    properties   have   been   made    in    the   Back 
Bay    in    recent   years.      Often    this    involved    the   sale    of   one-family 
dwelling   units   which    then   were   converted    into  multiple   units.      No 
trend   of    increases    in   values   can   be   attributed   directly    to   the   de- 
velopment  of    the   Prudential    Center.      Similarly,    more   private    resi- 
dential   market  activity   could   be   expected    in    the  area    south   and 
west   of    the   Prudential    Center    if    significant    residential    real    estate 
appreciation  were   expected. 
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Copley    Square,    Boylston,    Newbury   Streets   Area 

As   has   been   previously   pointed   out,    this   area    is    the   very   core   of    the 
Back   Bay's   quality   comparison   shopping   facilities   which    serve    the    to- 
tal   metropolitan  market.      While    the   proposed    improvements    in    this   area 
would    indicate    that    retail    facilities   could   expect    to  grow,    it    is    be- 
lieved   that    the   development   of   about   225,000   square   feet   of   quality 
retail    space    in    the   Prudential    Center   will    adversely   affect  presently 
operating    retail    facilities    in    this   general    area.      Undoubtedly,    a 
number   of   quality   stores   will    move    to    the   Prudential    Center   from    lo- 
cations  elsewhere    i n    the   Back  Bay,    thus   weakening    the   present   strip 
pattern   of   quality    stores.      Also,    the   Prudential    Center    retail    faci- 
lities  as   a   group   are  expected    to  be   stronger   competitively    than    the 
retail    facilities   presently   operating   due    to   the   parking   facilities 
available    to   shoppers   and    the  architectural    unity   of    the   proposed 
facilities    in    the   center.      Thus,    a   gradual    decline   of    the    retailing 
function    in    the   Copley   Square   area    is   anticipated. 

As   concerns    the   art   galleries   and  antique   shops   along   Newbury   Street, 
it   would  appear    that    they   are  a    logical    adjunct    to  other   quality    re- 
tail   stores.      Since    the  merchandise   which    these   stores    sell    generally 
appeals    to  above   average    income   consumer,    such    stores    require    locations 
in   proximity    to  stores   attracting    the   quality   and   style   conscience 
shopper.      For   this    reason,    and   also  considering    the   fact    that    they   are 
compatible   uses   enhancing    the  appearance  and   character   of    this    re- 
tailing  area,    it    is   believed    that    they   should   be    retained   under   the 
p  Ian . 

Commonwealth   Avenue 

In   an   effort    to  change    the    image   of    the    residential    area    north    of 
Newbury   Street   which,    as   has    been   previously   discussed,    appears    to 
be   necessary    if    rehabilitation    is    to  preserve    this    neighborhood   over 
the    long-run,    consideration    is   being   given   by    the   Boston   Redevelop- 
ment Authority    to    locate    the  Governor's   Mansion  and   consulate   offices 
along    Commonwealth   Avenue.      From  a    viewpoint   of    promoting    the    image    of 
the   area   as   a   high   quality   area   and    in   consideration   of    the   proximity 
of   Back  Bay   and    the   character   of   Commonwealth  Avenue,    such   a   course 
of   action  would   appear   highly   desirable.      While    the   feasibility   of 
locating    the   Governor's   Mansion    into   this   area    rests    on   non-economic 
factors   and    therefore    is    outside    the   scope   of    this    report,    the   possi- 
bility  of    locating    the   consulate   offices   has   been   assessed   on    the   basis 
of    interviews   with   a    number   of   consuls    in    the   City   of    Boston. 


-  hi 


BACK    BAY    GNRP    AREA  &  VICINITY 


CONSULATE  OFFICE  LOCATIONS 


SCALE,  FEET 


Generally,    as   was   ascertained    in    these    interviews,    consulate   offices 
are   not    tied    to  any   particular  area   within    the   city,    except    to   the  ex- 
tent   that    the   neighborhood   must   be  at    least   of   average   quality   and 
preferably   better    than  average.      Also,    consulate   offices   must   be    lo- 
cated   in  areas   where    they   are    readily   accessible.      The   prestige    type 
neighborhood   or   prestige   building    is   a   factor    in   a    few   instances,    but, 
for    the   most   part,    consulate   offices   are   small    businesses   and   can   be 
readily   accommodated    in   any   average   multi-purpose   office   building. 

The   facing   map    illustrates    the   present    location   of    the   consulate   offices 
in    the   city.      As    can   be   noted,    a   majority   are    located    in    the   downtown 
area;    ''    the   next   most   "popular"    location    is    the   Back  Bay. 

Generally,    the  work  performed   by   a   consulate   consists   of   encouraging 
and   facilitating    the    trade   and   commerce    to  and   from    their   countries, 
general    public    relations,    and   assistance    to  nationals    of    the   countries 
they    represent.      The    location   of   any   one   consulate   office   generally    is 
related    to   the   dominance   of   any   one   of    the   above   functions.      Thus,    if 
the   promoting   and   facilitating   of    trade  and   commerce  are    the   major 
function,    a    location    in   or   near    the   CBD   or   near    the  waterfront    is   pre- 
ferred.      If,    however,    the   main   function   of   an   office    is   public    relations 
or  assistance    to   its    nationals,    almost  any   good  area    of    the   city   may   be 
chosen.      Differences   as    to   the   most   desirable    location   exist    in    indi- 
vidual   offices;    the    trade  and   commerce   staff   may   prefer  a    downtown    lo- 
cation while    the   public    relations    staff   would   choose   some   other  area    for 
one    reason   or  another. 

Also,    as   concerns    both   present    locations   and    the   feasibility   of    locating 
consulates   along   Commonwealth  Avenue,    it  must   be   kept    in   mind    that   of 
the  hi  consulate   offices    in    the   city,    only    \k  are   headed   by   career   con- 
suls.     Twenty-eight   offices,    or    two  out   of    three,    have   such   a    small    work 
load    that    they   are   headed   by   honorary   consuls.      These   are    local    business 
men   or    lawyers,    often   nationals,    descendants    of    nationals,    or   friends    of 
the   countries    they    represent.    *■>       In    these   cases,    the    location   of    the 
consulate   generally    is    in   close   proximity    to   the   principle   place   of   work 
of    the   honorary   consul. 

Because   of    the    lack   of    orientation    towards   any   specific  area,    it   appears 
difficult,    though   possible,    to  establish   a   consulate    row  along   Common- 
wealth  Avenue.       It  was    thought  that    the   establishment   of   a   club   serving 


1)  For  a    list   of   consulates   and    their  exact  addresses   consult  Appendix 
VI  . 

2)  For   breakdown   between   career   and   honorary   consuls   consult  Appendix 
VI  . 
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tax-free  liquor  to  employees  of  consulates  might  be  an  inducement. 
However,  interviews  indicate  that  small  social  gatherings  generally 
take  place  within  the  consulate  office  or  at  the  consul's  home. 
Larger  gatherings  and  personal  patronage  generally  are  carefully 

distributed  for  public  relations  reasons  among  numerous 

Boston  hotels  and  restaurants. 

In  summary,  while  Commonwealth  Avenue  has  the  advantage  of  above 
average  surroundings  and  close-in  location,  the  locational  prefer- 
ences of  consulates  vary  so  substantially  that  no  specific  way  to 

induce  them  to  move  into  the  Back  Bay  area  is  readily  apparent. 

Christian  Science  Church 

As  previously  discussed,  the  Cristian  Science  Church  is  the  largest 
single  land  owner  in  the  predominantly  residential  area  south  and 
west  of  the  Prudential  Center.  Approximately  15  acres  owned  by  this 
institution  lie,  for  the  most  part,  in  the  immediate  vicinity  of  the 
mother  church  as  is  shown  on  the  map  facing  page  16. 

It  is  understood  that  the  organization  is  in  the  process  of  develop- 
ing a  master  plan  for  the  eventual  development  of  these  holdings. 
While  the  details  of  this  plan  are  not  yet  available,  it  is  believed 
that  a  park  is  planned  on  the  property  fronting  Massachusetts  Avenue. 
Also,  the  sponsoring  of  middle  or  low  income  housing  by  this  organi- 
zation is  1 i  kely . 

With  the  inherent  interest  of  this  organization  to  create  an  aesthei- 
cally  pleasing  setting  for  the  mother  church,  which  is  undoubtedly 
the  reason  for  the  past  acquisition  of  the  property  surrounding  it, 
it  is  believed  that  any  development  made  will  have  an  upgrading 
influence  on  this  total  neighborhood.   Both  from  an  aesthetic  and 
economic  point  of  view,  the  interests  of  the  Christian  Science  Church 
are  believed  to  agree  substantially  with  the  interests  of  the  city, 
that  is  in  the  upgrading  and  creating  of  a  better  neighborhood. 
While  all  the  plans  for  developments  will  have  to  follow  the  land  use 
pattern  determined  by  the  Boston  Redevelopment  Authority,  it  would 
appear  that  close  cooperation  between  the  city  and  the  Christian 
Science  Church  could  make  these  developments  far  above  average  due  to 
the  institutional  image  which  this  organization  has  to  further  and 
also  since  it  is  inclined  to  be  interested  in  social  improvements 
which  may  result  from  properly  carried  out  urban  renewal  activity. 
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Financial    Institutions 

The   numerous    insurance   companies   which   are    located    in    the   area   east 
of    the   Prudential    Center  are    the   single   most    important   commercial 
space   occupants   and  employment   sources    of    this   area.      The   buildings 
occupied   by    these   firms   generally   are   of   above  average  quality   and 
reflect    the    institutional    character   of    their   occupants. 

The   steady   and  even   growth    of    the    insurance    industry    in    the   past    is 
forecast    to  continue    in    the   future   and    the    insurance   companies    lo- 
cated   in    the   Back   Bay   commercial    district  are   expected    to  grow  with 
the    industry.      Additionally,    the   fact    that   office   space   per  employee 
generally    is    increasing   gives    reasons    to  believe    that    these   firms 
eventually  will    require   additional    space  and    that    they   are    likely    to 
develop    such   space    in   close   proximity    to   their   present  quarters. 
Specific   space   needs    of    these   firms   and    their   plans   should   be  as- 
certained  on    the   project    level.      Also,    if    these   needs   are    to  be  met 
in    the    immediate   future,    special    provisions    for   space   for    these    in- 
stitutions  should   be  made   on    the   project    level.       In    the  absence   of 
such   specific   knowledge,    it  would  appear    that    these    insurance   com- 
panies  can   find  expansion   space  within    the   commercial    areas   planned 
and    that    they  will    continue    to  provide   numerous   employment  oppor- 
tunities   in    the   Back  Bay   area. 
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APPENDICES 


APPENDIX  I 

INSTITUTIONS  IN  THE  BACK  BAY  GNRP* 
.  (By  Locati  on) 

BEACON  STREET 

Street   Number  Insti  tution 

100  Emerson   College   Dormitory 

111  Butera   School    of  Arts 

112  Fischer   Junior  College   Dormitory 

130  Emerson  Col  lege 

131  Carty  Hall    (Fischer  Junior  College) 
1  i+3  Emerson   Col  lege 

160  Burdett  Col  lege 

168  Institute   for  Speech   Corrections 

175  Burdett   College   Hammond  House 

l8l  Andrew  Hall     (Fischer   Junior  College) 

184  Divine  World   Missionaries 

190  International    Institution  of   Boston,    Inc. 

206  Forbes   Hall    Dormitory 

264  National    Heart    Institute 

Boston  Aeronautical    Lab.,    Inc. 
347  Human   Engineering    Lab.,    Inc. 

O'Connor  Johnson   Research   Foundation 

350  Beacon   Neuropsychiatry   Center 

The  Center  for  EEG  Clinics 

412  MacAusland  Clinic  Building 

448  Chendley  School  for  Women 

B0YLST0N  STREET 

351  The   Benevelant  Fraternity   of   Unitarian   Churches 
355                                                     Arlington   Street   Church 

359  International    Dance   Studio 

367  Hickox  Secretarial    School 

393  Murray   Dance   Studios 

400  Fairview  Summer  School 

Educational    Advisory   Center 
410  Clarendden   School 

420  (Berkeley   Building)    #215   Boston   Opera 

I ns ti  tuti  on 


-'-■SOURCE:      Boston   Street  Directory,    1962  and   own   field   observations. 
All    institutions,    educa ti ona 1 -pri va te ,    educa ti ona 1 -pub  1 i c 
medical,    and    religious,    are    listed   street-wise  according 
to   their    location    (house   number). 


476  Dale  Academy    of   Hair  and   Beauty   Culture 

543  Shaw  Preparatory   School 

565  Community   Church   Center 

58I  .       Zions   Herald-Methodist   Church 

607  Ward   Schools    of   Business 

687  Cambridge   School 

688  Boston   University   School    of   Basic   Studies 
739  (Boston   Office   Building)    #517    Copley 

Secretarial    Institution 

755  Mass.    Oept.    of    Public   Health 

815  Perry   Normal    School 

833  New   England   Broadcasting   School 

867  Bentley   College   of   Accounting  and  Financing 

899  New   England   School    for    Investigators 

921  Bentley   Col  lege 

ST.    CELILIA  STREET 

30  St.    Cel i  1 ia    Church 

COMMONWEALTH  AVENUE 

5  Boston   Center   for  Adult   Education 

15  Psychoanalytical    Society   and    Institute 

21  Chamberlayne   Junior   College   Men's   Dormitory 

27  Massachusetts   General    Hospital 

35  Academic   Moderne    Inc.,    School 

36  St.    Martha   Catholic   Center 

40  American  Assoc,    of   University  Women 

49  Simons   College,    School    of    Retailing 

63  Chamberlayne   Dormitory 

160  Chamberlayne   Dormitory 

122  Bay   State  Academy   Secretarial    School 

125-127  Page   House   Dormitory 

128-130  Chamberlayne   Junior   School 

131  Boston   University  Sorority   House 

135  Chamberlayne   Junior   College 

151  Commonwealth   School 

175  Church    of   Jesus   Christ 

181  Chamberlayne   School    Sorority   House 

196  Hebron   House 

203  Medical    Assoc,    of   Mass.    Memorial    Hospital 

224  Copley   Manor   Hospital,    Inc. 

227  Mass.    Dental    Society   Building 

242  Newman   Preparatory   School 

251  Boston   Music   School 


253  Tau   Eps i  1  on   Ph i    Fra terni ty 

263  Boston's   Children's   Theatre 

Community   Recreation    Institute 

270  Professional    Medical    Building 
282  Franklin    Institute 

284  Saltman   School    of   Modern   Music 

297  Jesui  t   Fathers 

31  1  Medi  ca 1    Bui  1 di  ng 

325  Berkeley   Dormitory 

350  Curry   School    of   Dancing 

COPLEY    SquARE 

Tr i  ni  ty   Church 
230  Boston   Public    Library 

330  Dartmouth   Medical    Building 

DARMOUTH  STREET 

271  Ecole  Franca  i  se 

MARLBOROUGH   STREET 

1  Katherine  Gibbs   School 

3  Back   Bay   Finishing   School 

64  First   Church    in   Boston   Unitarian 

85  Wyndham  School 

86  Mori i me r   Sarah   Hall 

90  Chamberlain   School    of    Retailing 

107  Brooks    Mary   School 

I63  Enidoctt   Manor   Dormitory 

199  Boston   University    Lincoln   Hall    Dormitory 

2^5  Newman   Preparatory   School 

282  Newman   School    Annex 

3^5  Ri ttners   School    for   Floral    Design 

397  Ki  ngs ley   School 

402  Northeastern   University   Dormitory 

MASSACHUSETTS  AVENUE 

6  Mount  Vernon  Church 

186  Boston  School  of  Ballet 

300  Horticultural  Hal  1 


NEWBURY   STREET 

15  Immanuel    Church    of    Boston 

30  Berlitz   School    of    Languages 

3  l  Boston  Art  Festi  va  1 

33  Advertiser's   Fashion   Model    Guild 

67  Church    of    the   Covenant 

75  Independent  Schools:    Foundation   of   Mass. 

85  Lamson   School    of   Music 

91  Chaloff   School    of   Music 

]  16  The   Boston   Reading    Institute 

123  Kaneqis  Art  Gal lery 

Mott   John   School    of   Dancing 

126  Jesui  t   Fathers 

]k0  Doll    and   Richs  Art  Gallery 

150  Bryant  and   Stratton   School 

162  Guild   of   Boston  Artists 

166  Hirski    Boris   Gallery 

171  WBCN   Broadcasting 

I76  American  Training   Schools 

Newbury  School  of  Business,  Inc. 

179  Shore  Ga  1  leries  Art 

180  First-Copley   Methodist   Church 

200  State   Education   Building 

Mass.    Dept.    of    Education 

201  The  Alexander   House    (Fraternity) 
207  Boston   School    of    Modern    Languages 

226  Shepard-GMl    School    of   Practical    Nursing 

284  Berkeley   School    of   Music 

320  Boston  Architectural    Center 

323  Modern   School    of   Fashion  and   Design 

328  American   Red   Cross 

33^  Newbury  Club 

ST.  B0T0LPH  STREET 

kk  Vesper  George  School  of  Arts 

56  Boston  Musician  Association 

145  Charles  E.  Perkins  School 

166  Dance  Studio  Riley  Bill 
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One 

Two 

Three 

Four 

Five   or 

Mc 

ire 

1946  19^7  1948 

Bldgs    D.U.  's        Bldgs    D.U.  's        B  1  dg_s   D  .  U  ,  '  s 


177 

177 

181 

181 

226 

226 

22 

44 

354 

708 

72 

144 

1 

3 

- 

- 

4 

12 

281 

1  ,124 

19 

76 

- 

- 

57 

972 

_8 

518 

22 

469 

TOTAL  538        2,320  562        1,483  324  85 1 

Single   Family   Construction   Costs  $    1,256,000  $    1,452,000  $    2,260,000* 

Total    Construction  Costs  $    9,603,000  $12,040,000  $  7,869,000 
Average  Costs,   Single-Family   Unit                           $7,100                     $8,020  $10,000* 

Average   Costs,    Mu 1 ti fami  ly   Uni t  $3,895  $8,130  $8,975* 

Single-Family  Homes  as  %  of  all    D.U.'s  8%  12%  27% 


*  Estimated,   as   Building   Permit   Data    is    not   complete. 
SOURCE:      Building   Permit   Data,    City   of    Boston 
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Bldqs  D.U.  's 


CITY  OF  BOSTON 
APPLICATIONS  FOR  RESIDENTIAL  BUILDING  PERMITS 
'946  -  1953 

■951  1952 

Bldqs  D.U.  's    Bldqs  D.U.  's 


1950 
Bldqs  D.U. 's 


Bldqs  D.U.  's 


245            245 
104           208 

268 

29 

3 

23 

268 

58 

9 

92 

890 

252 
163 

252 
326 

405 
29 

405 
58 

373            373 
18             36 

2               8 
28        1,055 

26 
141 

52 
4,087 

1 
70 

4 
1 ,180 

2               8 

10         123 

379        1,516 

355 

1,317 

584 

4,717 

505 

2,347 

403           540 

$    1,947,000 

$13,890,000 

$7,950 

$9,400 

$   2 , 1 98 , 000 

$13,855,000 

$8,200 

$11,110 

$    2, 
$35, 

171,000 

302,000 

$8,615 

$7,420 

$  3, 
$24, 

250,000 

201,000 

$8,025 

$10,790 

$   3,088,000 

$   3,692,000 

$8,280 

$3,615 

16% 


20% 


5% 


17% 


70% 
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Uni 

ts 
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One 

Two 

Three 

Four 

Fi  ve 

or 

More 

-L2£^_  I2Si  1251 

Bldgs    D.U.  's  B 1 dgs  D  .  U  .  '  s  Bldqs    D.U.  's 

612           612  695         695  513           513 

6              12  37           74  7              \h 

14  2               8 

2           _2J_  _6_        _69_        L             36 

TOTAL                                                             620           647  739         842  523           571 

Single  Fami  ly  Construction  Costs                   $5,834,000  $6,573,000  $5,130,000* 

Total    Construction  Costs                                    $6,044,000  $7,567,000  $5,367,000 

Average   Costs,    Single-Family   Unit                          $9,535  $9,460  $10,000* 

Average  Costs,    Multifamily  Unit                             $6,000  $6,760  $  4,600* 

Single-Fami ly  Homes  as  %  of  all    D.U.'s                 95%  83%  90% 


--   Estimated,    as   Building   Permit   Data    is    not   complete. 
SOURCE:    Building   Permit   Data,    City   of   Boston 


APPENDIX    I  I     (Continued) 

CITY    OF    BOSTON 

APPLICATIONS   FOR   RESIDENTIAL    BUILDING    PERMITS 

1954    -    1962 

1957  1958  1959  I960  1961  1962 

Bldgs  D.U. 's   Bldqs  D.U. 's   Bldqs  D.U. 's   Bldqs  D.U. 's   Bldqs  D.U. 's  Bldqs  D.U. 's 

365      365  ^29      429  412      412  383      383  339      339  383  383 

5      10    9      18    9      18   19      38   36      72  33  66 

7  21 

2       8    1       4              4      16   1  4 

_4             _20     I             J48     __4             J22     _3_4          1,108       38          1,317     67  1  ,899 

374  395     441  603     426  606     436  1,529     417  1,744  491  2,373 

$3,444,000  $4,009,000  $3,938,000  $  3,649,000  $  3,263,000  $  3,740,000 

$3,600,000  $6,392,000  $5,944,000  $16,244,000  $15,753,000  $24,442,000 

$9,435  $9,345  $9,560  $9,525                $9,625              $9,765 

$5,200  $13,695  $10,340  $10,990       $8,890      $10,405 

92%  71%  68%  25%  19%  16% 
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Total 

Dwe 1 1 i  ng 

Popu la t ion 

Uni  ts 

Sound 

Deteriorating      1 

)i  lapi  dated 

11 ,600 

5,640 

5,110 

515 

15 

1 00 . 0% 

90.6% 

9-1% 

.3% 

2,200 

1,250 

940 

295 

15 

100.0% 

75.2% 

23-6% 

1  . 2% 

^, 700 

2,750 

1,940 

745 

65 

100.0% 

70.5% 

27  .  1% 

2.4% 

18,500 

9,640 

7,990 

1,555 

95 

100.0% 

82.9% 

16.1% 

1.0% 

Area  1 

Per  Cent 
Area  2 

Per  Cent 
Area  3 

Per  Cent 
TOTAL  GNRP  AREA 

Per  Cent 


Ci  ty   of   Boston    - 
Percent  100.0%         79-1%  17-0%  3-9% 


NOTE:      The   above   figures   are   based   on    information   from   the   U.    S.    Census    of 
Population,    I960;    the   CEIR   Report;    and  material    received   from    the 
BRA.      Refinement   of    this   data   will    be    required   on    the   project    level, 


APPENDIX    IV 


BACK  BAY   GNRP 


SUMMARY   OF    CHARACTERISTICS   OF    RESIDENTIAL  AREAS 

Rent 
Rent  as  %       As  %   of 
Owner  Renter  Median  Family  &  Family  of   Fam.   &        Family 

Occupi  ed      Occupi  ed      Vacant        Rent  U.I.    I ncome        I ncome        U . 1 .    I ncome      I ncome 

4,840  405          $112                  $3,389           $8,209             39-7%              16.4% 

85.8%  7.2% 

1,085  90         $   90                 $2,924           $6,020             36.9%             17-9% 

86.8%  7-2% 

2,455  165         $69                 $2,645           $4,810             31.3%             17-2% 

89.3%  6.0% 

8,380  660         $   97                 $3,163           $6,890             36.8%             16.9% 

86.9%  6.9% 

25.4%  67.2%        7-4%       $  63  $4,264  $5,747  17-7%  13.2% 


395 

7.0% 

75 

6 . 0% 

130 

4.7% 

600 

6 . 2% 

APPENDIX  V 


Stores  presently  operating  in  Back  Bay  GNRP  Area  (by  location) 


Retai  1  Area  1 

Food    (Excl.    supermarkets)  5 

Hardware  3 

Drugs  2 

Eati  ng  £-    Dri  nki  ng  10 

Other   Stores  10 

Services  13 

Furni  ture  9 

Apparel  1 

Automotive  3 


Tota  1  56 


Re  ta  i  1   A  rea   2 


Food    (Excl.    supermarkets)  5 

Ha  rdwa  re  h 

Drugs  9 

Eati  ng  &    Dri  nki  ng  18 

Other   Stores  46 

Services  29 

Furni  ture  18 

Apparel  67 

Total  196 

Retai  1    Area    3 

Food    (Excl.    supermarkets)  11 

Supermarkets  5 

Variety  3 

Ha  rdwa  re  3 

Drugs  1 

Ea  ti  ng  &   Dri  nki  ng  20 

Other  Stores  15 

Services  28 

Fu  rni  ture  5 

Apparel  10 

Automotive  l 

Total  102 


APPENDIX  VI 

LOCATION  OF  CONSULATES  IN  THE  BOSTON  AREA 

Argentina  73   Tremont   Street,    Boston      C* 

Austria  700   Harrison  Avenue,    Boston 

Belgium  and    Luxembourg-'"  206   Churchill's    Lane,    Milton 

Bolivia  8k   State   Street,    Boston 

Brazil  23h  Washington   Street,    Boston      C 

Canada  607    Boylston   Street,    Boston     C 

Chile  and   Venezuela  126   State   Street,    Boston 

Colombia  25   Huntington  Avenue,    Boston      C 

Costa    Rica**  kk   Mt.    Vernon   Street,    Boston 

Denmark  80   Federal    Street,    Boston 

Ecuador**  50   St.    Paul    Street,    Brookline      C 

El    Salvador  60   State   Street,    Boston 

Finland  147    Milk  Street,    Boston 

France  3   Commonwealth   Avenue,    Boston      C 

Germany  A6 2   Boylston   Street,    Boston      C 

Great   Britain  2303   John  Hancock   Building      C 

200   Berkeley   Street,    Boston 

Greece  31    St.    James   Avenue    -   Park   Square   Building    C 

Guatemala  60   South   Street,    Boston 

Haiti    and   Mexico  40   Central    Street,    Boston 

Honduras  65   Park  Drive,   Apt.    2,    Boston 

Iceland  40   Central    Street,    Boston 

Ireland  200   Berkeley   Street,    Boston      C 


Israel  141    Milk  Street,    Boston     C 

Italy  101    Tremont   Street,    Boston      C 

Japan  50  Congress   Street,    Boston 

Lebanon  20   Beacon  Street,    Boston 

Lithuania  395   West   Broadway,    Boston 

Monaco  15   State   Street,    Boston 

Netherlands  69  Newbury   Street,    Boston 

Nicaragua  11    Beacon   Street,    Boston 

Norway  75   Federal    Street,    Boston 

Panama  111    State   Street,    Boston 

Peru  212   Essex   Street,    Boston 

Portugal  31    Commonwealth  Avenue,    Boston      C 

Spain  326    Dartmouth   Street,    Boston      C 

Sweden  1^7    Milk  Street,    Boston 

Switzerland  kO   Court   Street,    Boston 

Thailand  75   Federal    Street,    Boston 

Uruguay  77    Franklin   Street,    Boston 


>C      denotes    offices   headed   by   career   consuls;   all    other   offices   headed 
by    honorary    consuls. 

not   shown   on  map. 
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